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tŀǊǘ L DŜƴŜǊŀƭ tǊƻǾƛǎƛƻƴǎ 

Chapter муΦмлл DŜƴŜǊŀƭ tǊƻǾƛǎƛƻƴǎ 

 This chapter is being drafted by the City of Issaquah. 

18.100.010 Short Title 

This Code is established and must be known as the Issaquah Land Use Code, hereinafter “this Code.” 

18.100.020 Authority, Jurisdiction, Compliance and Applicability 

A. Legislative Authority. This Code is enacted under the authority of Article XI, Section 11 of the Washington 
State Constitution, and Chapter 35A.63 RCW (Planning and Zoning in Code Cities).  

B. Jurisdiction. This Code must be effective within the corporate boundaries of the City of Issaquah, hereinafter 
“the City.” 

C. Compliance. No person may use, occupy or sell any land or buildings or authorize or permit the use, 
occupancy, or sale of land or buildings under such person’s control except in accordance with all of the 
applicable provisions of this Code, including Chapter 18.08 IMC (Nonconforming Situations). 

18.100.030 Purpose and intent of the Land Use Code 

The intent of this Code is to: 

A.  Implement Issaquah’s Comprehensive Plan by: 

1. Coordinating the City’s current and policy planning efforts; 

2. Linking development to level of service and infrastructure needs by incorporating public financial 
implications into the planning and decision-making process; 

3. Using a regional approach by coordinating planning efforts with surrounding jurisdictions; and 

4. Creating a link between this Code and other adopted City plans and guidelines. 

B. Protect the public health, safety and welfare by: 

1. Minimizing public, private and environmental losses due to flooding; 

2. Providing adequate privacy, air quality and safety in residential areas; 

3. Facilitating the adequate provision of transportation, water, sewerage, schools, parks and other public 
facilities and services, through the orderly application of these regulations designed to guide future 
growth and development; and 

4. Reducing traffic impacts on roads and highways. 

C. Require consistency, clarity and enforceability of the Land Use Code by:  

1. Establishing consistency within this Code and with other City regulations; 

2. Using nontechnical language and providing clear directions for users of this Code; 

3. Ensuring project review that is completed in an efficient, timely manner; and 

4. Establishing a development review process based on enforceable guidelines, criteria and standards. 

https://www.codepublishing.com/WA/Issaquah/cgi/menuCompile.pl#a18x08
https://www.codepublishing.com/WA/Issaquah/cgi/menuCompile.pl#a18x01x030
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D. Meet the intent section of all the different chapters.  

18.100.040 Elements of the Land Use Code 

The elements of this Code are:  

A. Zoning districts for the distribution of land uses which are compatible with neighboring land uses and 
environmental constraints; 

B. A zoning map delineating the land use districts of the City; 

C. Definitions of key terminology to ensure consistent interpretations and decisions; 

D.  A development review process for making land use decisions; 

E. Administrative provisions delineating the specific implementation responsibilities of this Code; and  

F. Development standards which implement the City's Comprehensive Plan. 

18.100.060 Time Computation 

Time must be computed by calendar days. The first day of the period is excluded. The last day is included, except 
when the last day is a Saturday, Sunday or a legal holiday, in which event the period runs until the end of the 
next day which is neither a Saturday, Sunday nor a legal holiday. 

18.100.070 Fractions Computation 

For the computation of density, parking, impervious or pervious surface and other similar requirements set forth 
in this Code, all fractions of whole numbers must be rounded to whole numbers. Fractions which are less than 
one-half must be rounded down to the nearest whole number (example: three and three tenths must be 
rounded down to three ), and fractions which are one-half and greater must be rounded up to the nearest whole 
number (example: three and seven tenths must be rounded up to four ). 

18.100.080 Map incorporated 

The zoning map, entitled Official Issaquah Zoning Map, is hereby adopted as part of this Code. This document 
must be signed by the Mayor. Amendments to the zoning map must be governed by the provisions set forth in 
Part II Procedures. 

18.100.090 Relationship to the Comprehensive Plan and Conflicts 

A. Implementation. It is the intention of the Issaquah City Council that this Code implement the City’s land use 
policies adopted in the City’s Comprehensive Plan, which was adopted in April 1995, including any adopted 
amendments, in compliance with the State Growth Management Act (GMA). In addition to implementing 
the Comprehensive Plan, this Code also further implements the GMA, which requires that local governments 
adopt development regulations which are consistent with their Comprehensive Plans (RCW 36.70A.0403(d)). 
This Code also is intended to implement the requirements of the State’s Regulatory Reform Act (ESHB 1724), 
which has a primary goal of integrating environmental review with Project Permit review. 

B. Conflict of Provisions. If any conflict arises between this Code and another rule, regulation, resolution, 
ordinance or statute which has been lawfully adopted by the City, the most restrictive provision must 
govern. If any conflict arises between the text, map and any tables of this Code, the text must govern unless 
otherwise stated. 

https://www.codepublishing.com/WA/Issaquah/cgi/menuCompile.pl#a18x01x040
https://www.codepublishing.com/WA/Issaquah/cgi/menuCompile.pl#a18x01x060
https://www.codepublishing.com/WA/Issaquah/cgi/menuCompile.pl#a18x01x070
https://www.codepublishing.com/WA/Issaquah/cgi/menuCompile.pl#a18x01x080
https://www.codepublishing.com/WA/Issaquah/cgi/menuCompile.pl#a18x01x090
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18.100.100 Relationship to Existing Zoning, and Other Land Use Regulations 

To the extent that the provisions of this Code are the same in substance as the previously adopted provisions 
that they replace in the City’s zoning and other land use regulations, they must be considered as continuations 
and not as new enactments unless otherwise specifically provided. In particular, a situation that did not 
constitute a lawful nonconforming situation under the previously adopted zoning ordinance does not achieve 
lawful nonconforming status under this Code merely by the repeal of the zoning ordinance. 

Chapter муΦмлн 5ŜŦƛƴƛǘƛƻƴǎ ϧ LƴǘŜǊǇǊŜǘŀǘƛƻƴ 

18.102.020 Applicability 

The definitions in this Chapter apply to terms used throughout IMC Title 18, unless context clearly indicates 
otherwise. 

18.102.040 Rules of Interpretation 

 This section includes relevant selections from existing IMC 18.02.020. 

A. Within this title, all words used have their normal and customary meanings, unless specifically defined 
otherwise in this title. 

1. Words used in the present tense include the future. 

2. The plural includes the singular and vice versa. 

B. Distances are measured horizontally unless otherwise specified. 

C. Interpretations of this Code must be consistent with the Comprehensive Plan. 

D. Interpretations related to uses in each zone should be based on the “purpose” section of each zone. 

E. Part, chapter, section, and subsection references refer to parts, chapters, sections, and subsections of IMC 
Title 18, unless otherwise specifically stated to the contrary. 

F. Where an activity or land use could fall under two definitions, the more specific definition applies. 

G. The statements of purpose, policy, and intent throughout this Title are explanatory but not by themselves 
binding. 

18.102.060 Symbols 

A. "Less than" is indicated by the < symbol. 

B. "Less than or equal to" is indicated by the ≤ symbol. 

C. "Greater than" is indicated by the > symbol. 

D. "Greater than or equal to" is indicated by the ≥ symbol. 

https://www.codepublishing.com/WA/Issaquah/cgi/menuCompile.pl#a18x01x100
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18.102.100 Definitions 

 This section is based on existing adopted definitions in the IMC. 

 We have added the abbreviation for each zone to this chapter so that Code Publishing will highlight the 
abbreviation as a pop-up definition throughout the code with a link to where the zone is established. 

"A" Definitions 

"Abandon/abandonment" means to cease or discontinue a use or activity without intent to resume, but 
excluding temporary or short-term interruptions in use or activity during periods of remodeling, maintaining, or 
otherwise improving or rearranging a facility, or during normal periods of vacation or seasonal closure. A 
determination of abandonment may include the disconnection or minimal use of utilities and/or water. 
Discontinuance of a nonconforming use for a period of twelve (12) months or greater is deemed to be an 
intention to abandon said use. 

"Abut" means bordering upon, adjoining or sharing a common border. 

"Accent lighting" means lighting that is primarily aesthetic in purpose that is used to accent or highlight building 
facades, architectural features, landscaping, public art, flags, or similar site elements.  

"Access easement" See Easement, access. 

"Accessory" means a building, part of building or structure, or use which is subordinate to the principal building 
or use, and the use of which is incidental to that of the principal building or use. 

"Accessory dwelling unit" or "ADU" means a subordinate dwelling unit added to, created within, or detached 
from a single family structure with a separate entrance, that provides basic requirements for living, sleeping, 
eating, cooking and sanitation. A single family structure with an accessory dwelling unit is not considered to be a 
duplex. Standards for ADUs are adopted in IMC 18.400.120. 

"Accessory Structure" means a detached, subordinate structure, the use of which is clearly incidental and 
related to that of the principal structure or use of the land and is located on the same lot as that of the principal 
structure. Examples include greenhouses, decks, and heating and cooling systems. 

 The following definition on Accessory use was adapted from the City of Bellevue. The City of Issaquah's 
current definition of accessory uses refers to a list of examples, some of which are out of date, such as 
fallout/bomb shelters, or regulated separately, such as accessory dwelling units.    

"Accessory Use" means a use customarily incidental and subordinate to the principal use of building, located on 
the same lot or premises as the principal use or building. 

"Accessory uses, residential" means a use, structure, or part of a structure, which is subordinate and incidental 
to a residence including but not limited to the following uses: accessory dwelling/living quarters; fallout/bomb 
shelters; carports; household pet structures; pools, private docks, piers; private telecommunications devices; 
enclosed storage of ground maintenance equipment; and storage of private vehicles (motor vehicles, boats, 
planes). 

"Activity areas" are those portions of a site either not accessible to the public or not intended for routine public 
access such as loading docks and employee entrances that are characterized by employee activity such as 
receiving deliveries. 

"Active Application" means an application that has been deemed “complete” by the Permit Center and is 
currently undergoing review by the City, state, or federal agency and has not been deemed “inactive” due to 
passage of time and lack of response from the applicant. 
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"Additions, substantial" See Remodels, substantial. 

 

" Adjacent" means for the purpose of critical areas, within 100 feet of a critical area, or more, as decided by the 
Director, if development of the property may impact the critical area. 

"Adjacent property" means those parcels within three 500 feet of a proposal or action. Adjacent property is not 
limited to those properties which border or have a common boundary with the proposal or action. 

"Adjacent property owners" are those property owners within 500 feet of a development review proposal. 

"Administration" means staff members of the City of Issaquah that make the technical land use decisions and 
recommendations, including but not limited to the Mayor and City Administrator. 

"Administrative Approval" means approval authority granted to the Director through the provisions of this Code. 

"Administrative office, public" is a government office with no outdoor storage. 

"Adult arcade" as defined in IMC 5.10.030 Definitions.  

"Adult day care center" See Day care operation. 

"Adult entertainment facility" as defined in IMC 5.10.030 Definitions. 

"Adult family home" means a residential home in which a person or persons provide personal care, special care, 
room, and board to more than one but not more than six adults who are not related by blood or marriage to the 
person or persons providing the services. An adult family home may provide services to up to eight adults upon 
approval from the department under RCW 70.128.066. 

"Adult motel" as defined in IMC 5.10.030 Definitions. 

"Adult motion picture theater" as defined in IMC 5.10.030 Definitions. 

"Adult retail store" as defined in IMC 5.10.030 Definitions. 

"Aerial Zone" means the area above a sidewalk that is at least eight feet vertically above the sidewalk surface. 

"Affordable housing unit" is a dwelling unit reserved for occupancy by eligible households and having housing 
expenses no greater than thirty (30) percent of a given percent of the King County Median Household Income, 
adjusted for household size, as follows: 

1. Low income affordable housing: Renter-occupied housing affordable to a household earning fifty (50) 
percent of the King County Median Income, adjusted for household size, or owner-occupied housing 
affordable to a household earning sixty (60) percent of King County Median Income, adjusted for 
household size. 

2. Mid-moderate income affordable housing: Renter-occupied housing affordable to a household earning 
seventy (70) percent of the King County Median Income, adjusted for household size, or owner-occupied 
housing affordable to a household earning eighty (80) percent of King County Median Income, adjusted 
for household size. 

3. Moderate income affordable housing: Renter-occupied housing affordable to a household earning 
eighty (80) percent of the King County Median Income, adjusted for household size, or owner-occupied 
housing affordable to a household earning ninety (90) percent of King County Median Income, adjusted 
for household size. 

4. Pursuant to the authority of RCW 36.70A.540, the City finds that the higher income levels specified in 
the definition of affordable housing in this chapter, rather than those stated in the definition of “low 
income households” in RCW 36.70A.540, are needed to address local housing market conditions in the 
City. 

http://app.leg.wa.gov/RCW/default.aspx?cite=70.128.066


General Provisions, Procedures, and Permits—Draft 8/25/2022 - Issaquah Title 18 Code Update Project 
2022-08-25 Issaquah Part II Provisions_Procedures_Permits 
 page 10 of 110 

5. “King County median income” means the median income for the Seattle-Bellevue, WA HUD Metro FMR 
Area (King County) as most recently determined by the Secretary of Housing and Urban Development 
(HUD) under Section 8(f)(3) of the United States Housing Act of 1937, as amended. In the event such 
income determination is no longer published by HUD, the City may use or develop such other 
reasonable method as it may choose in order to determine the King County median income. 

6. Medium income and high income housing is defined as “affordable” to the following income groups: 

7. Medium income group: Housing affordable to a family earning between 81 percent and 120 percent of 
the King County Median Income. 

8. High income group: Housing affordable to a family earning above 120 percent of the King County 
Median Income. 

"Agricultural crops sales" See Produce vending stands. 

"Agricultural food processing" means industrial use involving preparation of harvested agricultural crops for sale, 
packed food items, and/or creation of any crop byproducts; includes associated cold storage and mills. 

"Aircraft, ship and boat building: means establishments engaged in manufacturing or assembling aircraft, ships 
or boats. 

"Airport" means any runway, landing area or other facility which is designed or used by either public carriers or 
private aircraft for landing and taking off of aircraft, including taxiways, aircraft storage and tie-down areas, 
hangars, servicing and passenger and air freight terminals. 

"Allee" means a formal landscape design consisting of two rows of evenly planted trees lining both sides of a 
walkway or roadway. 

"Alley" means a public or private way permanently reserved as a secondary means of access to abutting 
property. 

"Alteration" means any change, addition, or modification in construction or occupancy of an existing structure. 

"Alteration, critical area" means any human-induced action which adversely impacts the existing condition of a 
critical area. Alterations include, but are not limited to, grading; filling; dredging; draining or relocating stream 
channel; channeling; cutting, pruning, limbing or topping, clearing, relocating or removing vegetation; applying 
herbicides or pesticides or any hazardous or toxic substance; discharging pollutants (excluding treated storm 
water); grazing domestic animals; paving (including construction and application of gravel); modifying for 
surface water management purposes; or any other human activity that adversely impacts the existing 
vegetation, hydrology, wildlife or wildlife habitat. Alteration does not include walking, passive recreation, 
fishing, or other similar activities. 

"Alteration, structural" means any change in the supporting members of a building or structure, such as bearing 
walls, columns, beams, or girders; provided, however, that the application of any exterior siding to an existing 
building for the purpose of beautifying and modernizing shall not be considered a structural alteration. 

"Alternative energy system (geothermal)" means equipment that transfers thermal energy to and/or from the 
ground for the purposes of heating and/or cooling a building. An alternative energy system (geothermal) 
consists of a closed-loop system of pipes filled with liquid, a heat exchanger, and heat pump. 

"Alternative energy system (solar)" means equipment that converts and then transfers or stores solar energy 
into usable forms of thermal or electrical energy. A solar array is composed of multiple solar panels. For the 
purposes of this Code, an alternative energy system (solar) does not include any solar collection system of six (6) 
square feet in size or less. 

"Alternative energy system (wind)" means equipment used to produce electricity by converting the kinetic 
energy of wind to rotational, mechanical and electrical energy. An alternative energy system (wind) may consist 
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of the turbine apparatus (rotor, nacelle and tower) and any other buildings, support structures, or other related 
improvements necessary for the generation of electric power. 

"Amendment" is a change in the wording, content or substance of this Code or a change in the zone boundaries 
or classifications upon the official zoning map. 

"Amendment, major" is any amendment to the approved building or site that substantially changes the existing 
or proposed development including, but not limited to, substantial changes to impervious surfaces, substantial 
changes to the project boundary, uses, densities, buffers or setbacks, height, size or location of buildings, or 
other improvements to the property; and/or is inconsistent with applicable design guidelines, zoning or subarea 
plans; and/or will substantially impact parking, City services or infrastructure. 

"Amendment, minor (including minor exterior construction)" is any amendment to the approved building or site 
that remains substantially similar to the existing or proposed development including, but not limited to, minor 
changes to impervious surfaces, minor changes to the project boundary, uses, densities, buffers or setbacks, 
height, size or location of buildings, or other improvements to the property; and/or is consistent with applicable 
design guidelines or subarea plans; and/or will not substantially impact parking, City services or infrastructure. 

"Amusement park" is a permanent outdoor facility, which may include structures and buildings, where there are 
various devices for entertainment, including rides, booths for the conduct of games or the sale of items, and 
buildings for shows and entertainment. 

"Amusement parlors/video arcades" means an indoor area or structure, open to the public, which contains coin-
operated games and similar entertainment and amusement devices. Does not include any adult entertainment 
facility. 

"Animal, agriculture" means livestock, all animals of equine, bovine, or swine class, including sheep, goats, 
llamas and other grazing animals, bees, turkeys, chickens, geese, and guinea hens. 

"Animal clinic/veterinary hospital" means a structure used for veterinary care of sick or injured animals. The 
boarding of animals is limited to short-term care, and is accessory to the principal use. This definition does not 
include kennels. 

"Animal, domestic/household" means an animal which meets the minimum standards for animals within this 
Code regarding trespassing or number permitted may be defined as a “domestic or household animal.” Exotic 
animals which have become nontraditional pets are not defined as “domestic/household animals” if they have 
the potential of constituting a public threat or have an obnoxious nature which is a nuisance to the adjacent 
neighborhood. 

"Annexation" means the legal process in which a parcel or contiguous group of parcels in an unincorporated 
area become part of an adjacent City jurisdiction. 

"Appellate body" means that officer or body prescribed by this title as having the authority to hear the appeal of 
a development permit. 

"Apartment, family member" See Family member cottage. 

"Apartment, studio" is a dwelling unit which is typically less than 800 square feet and is limited to one living area 
which includes kitchen facilities, and a bathroom. These units are also called “efficiency apartments.” 

"Apiary" is a site where hives of bees or hives are kept or found. 

"Appeal, closed record" is an administrative appeal on the record to the City, including the City Council, 
following an open record hearing on a Project Permit application when the appeal is on the record with no or 
limited new evidence or information allowed to be submitted and only appeal argument allowed (per RCW 
36.70B.020(1)). 
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"Appeal hearing, open record" is a hearing with advance public notice, except open record sign appeals do not 
require advance public notice, where written and oral testimony is made part of the official project record. The 
hearing, conducted by a single hearing body or officer authorized by the City to conduct such hearings, that 
creates the City’s record through testimony and submission of evidence and information. If no open record 
predecision hearing has been held on the Project Permit (RCW 36.71B.020(3)), an open record hearing may be 
held on an appeal, to be known as an “open record appeal hearing.” 

"Applicant" means the individual, partnership, association or corporation applying for a permit applying for a 
permit or other approval required by this Code and includes property owners, employees, agents, consultants, 
contractors, government agencies, and successors in interest. 

"Application, active" is an “active application” is defined as an application that has been deemed “complete” by 
the Permit Center and is currently undergoing review by the City, state or federal agency and has not been 
deemed “inactive” due to passage of time and lack of response from the applicant. 

"Application, final" means the complete application with the additional detailed and technical information 
necessary for final approval. The final application may include civil plans, such as water and sewer plans. 

"Application, inactive" means there has been no applicant activity with the Permit Center within six months. 

"Approval conditions" means restrictions or requirements, imposed by a reviewing official or decision-making 
body, pursuant to authority granted by this Code. 

"Aquifer" means a body of soil or rock that contains sufficient saturated material to conduct groundwater and 
yield usable quantities of groundwater to springs and/or wells. 

"Arbor" is a landscape structure consisting of an open frame with horizontal and/or vertical latticework often 
used as a support for climbing plants. An arbor may be freestanding or attached to another structure. 

"Arboretum" means a place for studying and exhibiting growing trees.  

"Arborist report" is required as part of a Tree Plan or Tree Removal Permit application, must be prepared by a 
Qualified Professional Arborist with relevant education and training in arboriculture or urban forestry, having 
two or more of the following credentials:  

1. International Society of Arboriculture (ISA) Certified Arborist  

2. Tree Risk Assessment Qualification (TRAQ) as established by the Pacific Northwest Chapter of ISA (or 
equivalent)  

3. American Society of Consulting Arborists (ASCA) registered Consulting Arborist  

4. Society of American Foresters (SAF) Certified Forester for Forest Management Plan 

"Architectural elements" are three-dimensional structural embellishments that add detail and/or finely-scaled 
features to a façade.  Examples are corbeled brick, plinths, cornices, belt courses, decorative medallions, 
brackets, knee braces, pilasters, column bases, and caps. 

"Architectural feature" is a prominent building feature that is integrated with the building, such as modulation, 
material texture, scale, or roof element. Architectural features are different from ornamental features, which 
are decorative elements that can be easily added to a façade such as a weather vane, light, or ornamental grill. 

"Articulation, or Facade Articulation" is a detail added for increased building interest. This includes but is not 
limited to the treatment of edges, corners, and adding texture to a surface. Façade articulation refers to the 
composition of horizontal and vertical design elements that contribute to the perception of the building such as 
shifts in the plane of walls, setbacks, stepbacks, reveals, overhangs, and details in order to create variations in a 
building’s façade. 

"Assisted living facility" includes the following: 
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1. Assisted care facility, senior: Any facility that provides either permanent or temporary residence for 
senior citizens which provides opportunities for common dining areas, although some facilities may 
offer kitchen facilities in the individual rooms as well. Some facilities may offer minor health services on-
site, such as a resident nurse. An assisted care facility is not a nursing home, adult family home or 
residential care facility. 

2. Nursing/convalescent home: A building occupied or intended to be occupied by convalescents, invalids 
and aged persons and wherein nursing, dietary and other personal services are rendered. Mentally 
challenged patients and patients with contagious or communicable diseases, who are customarily 
treated in sanitariums and hospitals, are not included in this definition. 

3. Residential care facility: A facility, licensed by the state, that cares for at least five (5) but not more than 
fifteen (15) people with functional disabilities, that has not been licensed as an adult family home 
pursuant to RCW 70.128.060. A residential care facility is defined as an essential public facility in 
accordance with RCW 36.70A.200. 

4. Retirement home: An establishment providing domestic care of retired persons who are not in need of 
medical or nursing treatment except in the case of temporary illness. “Retirement home” does not 
include nursing, convalescent or rest homes, hospitals, or sanitariums. 

"Attached" means two more dwellings connected by a common vertical wall(s) or roof line, or, in the case of 
multistory buildings, by a common ceiling/floor(s). 

"Automobile insurance service center" means a use which provides a visual inspection of drivable, damaged 
vehicles for the purpose of determining claims settlement. No repair work or disassembly is done at this facility, 
and damaged vehicles are not stored on the site. These inspections are scheduled on an appointment basis and 
are performed within the enclosed or drive-through “inspection area” portion of the building. 

"Automobile gas station" means a place where motor vehicle fuel is sold by retail, including a gas bar, and where 
automotive accessories, parts and repairs may be available for purchase, but does not include premises where 
the primary or substantial use is a vehicle repair shop, transmission shop, muffler shop, or other like or similar 
business. 

"Automobile service station" means a retail facility to supply motor fuel and other petroleum products to motor 
vehicles, and may include lubrication and minor repair service and incidental sale of motor vehicle accessories. 

"Automobile and truck rental" means a business offering cars, trucks, and self-service moving vans for rental 
periods as short as one hour or one day with no associated vehicle sales that uses less than one acre for on-site 
vehicle storage. Does not include storage of vehicles not offered to the public for rental. 

"Automobile and truck sales/dealership" means a use involving the display, sale, and long-term leasing of new or 
used automobiles and trucks. See Large vehicle and heavy equipment for construction equipment, mobile 
homes, RVs, tractor trailers, campers and/or similar vehicles/items. 

"B" Definitions 

"Bank/financial institution" See Office/professional/financial. 

"Banquet/meeting/reception hall" means a public or private meeting facility which may also include on-site 
kitchen/catering facilities. A banquet/meeting/reception hall usually serves as a location for activities such as 
weddings and other such gatherings by appointment only, but may also serve as a regular meeting place for a 
specific organization such as a fraternal association, a trade union, or a veterans’ association. 
Banquet/meeting/reception halls have limited hours of operation and are usually not open on a daily basis. 

"Barrier-free" is design which complies with Chapter 51-50 WAC as amended and/or the most current state 
regulations. 
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"Bar/tavern" means an establishment operated primarily for the sale of wine, beer, or other alcoholic beverages 
with or without any accessory service of food consistent with the Washington State licensing requirements of 
RCW 66.24.330 and/or WAC 314-02-015. 

"Base flood" means a flood having a 1% chance of being equaled or exceeded in any given year. It is also 
referred to as the “100 year flood.” The base flood is determined as defined by the latest FEMA Flood Insurance 
Rate Maps (FIRM). In areas where the Flood Insurance Study includes detailed base flood calculations, those 
calculations may be used until projections of future flows are completed and approved by the City. 

"Base flood elevation" means the water surface elevation of the base flood referenced to the North American 
Vertical Datum of 1988. 

"Base site area" See Site area, base. 

"Battery charging station" is an electrical component assembly or cluster of component assemblies designed 
specifically to charge batteries within electric vehicles, which meet or exceed any standards, codes, and 
regulations set forth by Chapter 19.28 RCW and consistent with rules adopted under RCW 19.27.540. 

"Battery exchange station" is a fully automated facility that will enable an electric vehicle with a swappable 
battery to enter a drive lane and exchange the depleted battery with a fully charged battery through a fully 
automated process, which meets or exceeds any standards, codes, and regulations set forth by Chapter 19.27 
RCW and consistent with rules adopted under RCW 19.27.540. 

"Bed and breakfast operation" means a single family house or portion thereof, where short-term lodging rooms 
and breakfast are provided as a home occupation or as a commercial use. When a bed and breakfast operation 
is not operated as a home occupation, the structure used for the operation is not limited to a single family house 
or portion thereof.  

"Beehive" is a manufactured receptacle or container prepared for the use of bees, that includes movable 
frames, combs, and substances deposited into the hive by bees. Abandoned hive means any hive with or 
without bees, that evidences a lack of being properly managed in that it has not been supered in the spring, 
except nucs, or unsupered in the fall, or is otherwise not managed and/or left without authorization and 
unattended on the property of another person or on public land. 

"Bee, honey" means any life stages of the species “apis mellifera.” 

"Belt course" is an architectural method of visually breaking up a wall of brick or block. A belt course is created 
by placing the horizontal row of bricks or blocks laid up on end, causing the belt course to extend an inch or 
more from the face of the wall. A belt course is an architectural feature that may project into a required setback 
not more than eighteen (18) inches. 

"Bench" is an outdoor furniture fixture permanently attached to the ground that accommodates comfortable 
seating by at least two (2) adults. 

"Berm" is a landscaped mound of earth, or the act of pushing earth into a mound. 

 "Best available science" definition edited to remove reference to Commerce's "Citations of Recommended 
Sources of Best Available Science for Designating and Protecting Critical Areas." 

"Best available science" is current scientific information used in the process to designate, protect, or restore 
critical areas that is derived from a valid scientific process as defined by WAC 365-195-900 through 365-195-925.  

"Best management practices" means the physical, structural, and/or managerial practices that use the best 
available technologies or techniques, either separately or in combination, to prevent or reduce the degradation 
of any critical area or natural resources. 
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"Beverage industries" means the production, processing, and/or packaging of milk, soft drinks, beer, wine, fruit 
juices and other drinks. 

"Bicycle Parking Space" means an area of sufficient size that is designed for parking and securing a bicycle 
without obstructing sidewalks or walkways, often using a bicycle rack. 

"Bicycle Parking" means a bicycle rack or locker or similar permanent installation providing for the secure 
storage of a bicycle in a manner that does not obstruct sidewalks or walkways.. 

"Binding site plan" is an officially adopted drawing showing a division of land into lots or tracts for the purpose 
of sale, transfer or lease pursuant to RCW 58.17.035 that: 1) identifies areas and specific location of all streets, 
roads, improvements, utilities, open space and other specified information; 2) contains descriptions of 
attachments setting forth appropriate limitations and conditions for the use of land and the siting of said 
improvements; and 3) contains provisions requiring any development to conform to the requirements specified 
in the binding site plan. 

"Biofiltration swale" means a shallow drainage conveyance with relatively gentle side slopes, generally with flow 
depths less than one foot which are designed to reduce pollutant concentrations in water by filtering the 
polluted water through biological materials. 

"Biological assessment (Endangered Species Act)" means an analysis of a proposed action by a qualified 
professional in order to determine if the action will result in a “take” of a threatened or endangered species, as 
listed under the Endangered Species Act. 

"Blank wall" means a wall without windows, doors, architectural elements or any uninterrupted stretch of wall 
for at least thirty-30 feet . 

 Following definition of Bog added from the EPA definition.  

"Bog" means a type of wetland characterized by spongy peat deposits, acidic waters, and a floor covered by a 
thick carpet of sphagnum moss. Bogs receive all or most of their water from precipitation rather than from 
runoff, groundwater or streams. As a result, bogs are low in the nutrients needed for plant growth, a condition 
that is enhanced by acid forming peat mosses. 

"Bookstore" is an establishment engaged in the retail sale of books and magazines. Does not include any adult 
entertainment facility. 

"Botanical garden" is a place for studying and exhibiting growing plants. 

"Broadcast and receiving tower" is a structure or facility used to broadcast or receive television, radio, ham 
radio, short wave radio, microwave, satellite dish, or other electronic signals. 

"Buffer" means   

1. A designated area contiguous to a regulated critical area which is required for the continued function or 
stability of the critical area and to protect the critical area from degradation by actions caused by 
humans. This area surrounds all natural, restored, or newly created critical areas. 

2. A designated area contiguous to a geologic critical area such as erosion, steep slope, landslide, and mine 
subsidence hazards that is intended to provide protection to the public from geologic risks associated 
with development on or adjacent to these potential hazards. 

"Build-to-line" Build-To-Lines identify the required placement of a building or buildings on property frontage 
between the building and the Circulation Facility property line or private Circulation Facility boundary if there is 
no property line. 

"Buildable width" is the width of a lot minus setbacks required per zoning or another regulated site constraint, 
such as critical habitat, that reduces the allowed buildable area of a site.  
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"Building" is a permanently located structure having a roof which is used or intended for supporting or 
sheltering any use or occupancy excluding all forms of vehicles. 

"Building area" is the three-dimensional space within which a structure is permitted to be built on a lot and 
which is defined by maximum height regulations, yard setbacks, and building coverage. 

"Building Code" means the International Building Code or International Residential Code and related codes as 
amended and adopted by the City of Issaquah. 

"Building, existing" refers to a building in its legally completed state at a given point in time. 

"Building footprint" means the two-dimensional impervious building foundation which defines the outermost 
boundary of the structure. The building footprint does not include eves, overhangs, bay windows or other 
similar architectural features which extend less than 18-inches from the structure or building. Cantilevered 
balconies, eves, overhangs, bay windows or other similar architectural features which extend more than 18-
inches from the structure or building must be included as part of the building footprint. 

"Building frontage" means the total length in linear feet of a Building, as allowed by this Code, adjacent to a 
Transportation Facility (excluding Alleys) and located within the Build-To-Line range shown on Table 
18.404.100.B Mixed Zones Form and Intensity Minimum Standards. 

"Building, hardware and garden materials stores" are establishments engaged in selling lumber and other 
building materials; paint, glass, and wallpaper; hardware; feed; nursery stock; lawn and garden supplies. 

"Building height" means the vertical distance measured from the average grade of the existing or finished grade, 
whichever is lower, to the midpoint of the highest gable of a pitched or hipped roof with a minimum 4:12 pitch 
and a maximum of 12:12 pitch, or the highest point of the coping of a flat roof. 

"Building official" is the officer or other designated authority charged with the administration and enforcement 
of the Building Code and assigned provisions of this Code. 

"Building Permit review" is a process by which the City analyzes the impacts of new construction, changes of 
use, tenant improvements, and site modifications. 

"Building, principal" is a building in which the principal use of the lot is conducted. 

"Building setback area" means the area between the critical area buffer and the building setback line. 

"Building setback line" means a line which establishes a definite point beyond which the foundation of a 
structure may not extend. 

"Bus station" is an establishment for the storage, dispatching, repair and maintenance of coaches and vehicles of 
a transit system. 

"Butcher shop/meat market" is a custom retail meat-cutting operation. This definition does not include 
slaughtering but does include other accessory uses such as frozen food lockers. 

"C" Definitions 

"Caliper" is the American Nursery and Landscape Association standard for tree trunk measurement of nursery 
stock. For young trees, the caliper of the trunk must be the trunk diameter measured six inches above the 
ground/rootball. Once the tree is larger, and this measurement becomes generally around 6 inches in diameter, 
the caliper may be measured at diameter-breast-height.  

"Campground" is a development providing facilities for outdoor recreational activities, including structural 
improvements such as covered cooking areas, group facilities, and travel trailer or tent sites designed for 
temporary occupancy. This definition includes camping clubs when developed in accordance with applicable 
state standards. 
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"Cannabis" as defined in RCW 69.50.101 Definitions. 

"Cannabis products" as defined in RCW 69.50.101 Definitions. 

"Cannabis, usable" as defined in RCW 69.50.101 Definitions. 

"Canopy" means the leaves and branches of a tree from the lowest branch on the trunk to the top. 

"Canopy cleaning" is the removal of dead, dying, diseased, crowded, weakly attached, low-vigor branches, and 
watersprouts from a tree’s canopy.   

"Canopy raising" is the removal of the lower branches of a tree in order to provide a height of up to eight feet 
for pedestrian clearance and up to 16 feet for vehicular clearance or such other increased height as deemed 
appropriate for clearance by the City Arborist, provided it does not meet the definition of excessive pruning.  

"Canopy thinning" means the selective removal of branches not to exceed more than 25% of the leaf surface to 
increase light penetration and air movement, and to reduce weight. 

"Car wash" is any structure requiring the installation of special equipment and plumbing, which is used or 
intended to be used primarily for the washing of motor vehicles. 

"Card room" is a gambling establishment that exclusively offers card games for play by the public. The gambling 
games played in such establishments are typically, and sometimes exclusively, variations of poker. Such rooms 
typically do not offer slot machines or video poker, or other table games such as craps, as found in casinos. 

"Caretaker dwelling" is a single family dwelling unit accessory to an agricultural, recreational, professional, 
commercial or industrial use for occupancy by the owner/caretaker. 

"Carport" means a shelter for a car consisting of a roof supported on posts. Carports can be freestanding or 
attached to a wall. 

"CBD" means the Cultural and Business District zone established in IMC 18.400.140.B. 

"Cemetery" means land used or intended to be used for the burial of the human dead. 

"Certificate of Occupancy" is a permit to occupy, or change occupancy in a structure; issued by the Building 
Department. 

"CF" or "CF-FPO" or "CF-RPO" or "CF-OSPO" refers to the Community Facilities zone and its various subzones 
established by IMC 18.400.200. 

"Change of tenant" means a change of lessee or owner of a commercial or industrial property to another lessee 
or owner. A change of tenant which includes a change of use must comply with all provisions of this Code 
regarding the new use. 

"Change of use" means a change from one use listed in the Table of Permitted Land Uses to another use listed in 
that table. 

"Character" means attributes or features that make up and distinguish a building, neighborhood, community, or 
other entity. Building and project design features and landscaping are examples of attributes and features. 

"Child care/day care" See Day care operation. 

"Church/religious facility" means a permanently located building commonly used for religious worship, fully 
enclosed with walls and a roof. 

"City Project" means any project that is at least 75% City funded, whether such funding is from grants, capital 
funds, or loans. The other 25% funding could be received from donations, other jurisdictions, or developer 
contributions.  

"Cladding" is the application of exterior material(s) to control the infiltration of weather elements and/or for 
aesthetic purposes.  
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"Clearing" means the destruction or removal of vegetation from a site by physical, mechanical, chemical, or 
other means. This does not mean landscape maintenance or pruning consistent with accepted horticultural 
practices which does not impair the health or survival of the trees. 

"Clinic, outpatient" is a structure for the medical examination and treatment of human patients, but without 
provision for keeping such patients overnight on the premises. 

"Clothing and shoe (specialty) sales/service/rental" means retail sales, service, and/or rental business 
specializing in clothing services/types such as: clothing that is custom made on-site in limited quantities, 
alteration/custom fitting/sewing/repair service for individual clients, bridal shops, formal wear, tuxedos, and 
uniforms. The provision of dry cleaning and pressing services is reviewed as a separate use. 

"Clothing fabrication" means industrial mass production of clothing items for sale or resale. 

"Club" is an association of persons for some common nonprofit purpose. 

"Cluster development" See Development, cluster. 

"Cluster housing" See Housing, cluster developments. 

 A new definition of  "coal mine hazard areas" has been added.  

"Coal mine hazard areas" means the areas directly underlain by or affected by abandoned coal mine working 
such as audits, tunnels, drifts or air shafts. 

"Code compliance officer" means the person or persons designated by the legislative body to administer and 
enforce the provisions of the Land Use Code. 

"Cohabitants" means a living arrangement whereby a couple who is not married or a couple who is in a civil 
partnership live together in the same household.. 

"Colony" is a natural group of bees having a queen(s). 

"Colony, feral" is a colony of bees in a natural cavity or a manufactured structure not intended for the keeping of 
bees on movable frames and comb. 

"Columbarium" means a structure of vaults or a wall lined with recesses for cinerary urns that is usually an 
accessory use to a church/religious facility or a cemetery. 

"Commercial" means use of a property to include an occupation, employment, or enterprise that is carried by 
the owner, lessee, or licensee. 

"Commercial/industrial accessory use" is a use, structure, or part of a structure, which is subordinate and 
incidental to a commercial/industrial use including, but not limited to, the following uses: coin-operated 
amusement devices (more than five devices becomes a primary use); employee exercise facilities; employee 
food service facilities; incidental storage of raw materials and finished products sold or manufactured on-site; 
and recycling and used goods collection bins. 

"Commercial, intensive" is a commercial use which has one or more of the following elements which may have a 
significant adverse effect on adjacent uses: unscreened outdoor storage; vehicle traffic; building bulk; 
production of noise, glare or smoke. 

"Commercial use" means an occupation, employment or enterprise that is carried on for profit by the owner, 
lessee or licensee. For purposes of transportation impact fee calculations, this definition does not include 
dwellings or professional offices. 

"Commercial vehicle" means any vehicle types defined within classes 4-13 of the Federal Highway 
Administration (FHWA)'s standardized vehicle classification system.  
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"Common areas" means those portions of sites for dwellings which are duplex, multi-family, condominium, or 
similar multiple unit development that are intended for shared, routine use and/or passage during all hours by 
all residents and their guests. Common areas include, but are not limited to, walkways, clubhouses, shared 
driveways, and parking lots. Common areas do not include landscaping areas, greenbelts, yards or similar areas 
not intended for routine nighttime use. 

"Community center" is a facility owned and operated by a public agency or nonprofit corporation; provided, that 
the principal use of the facility is for public assistance, recreation, community improvement, or public assembly. 

"Community facility" means zoning district to provide for public benefit uses on publicly owned property, 
including: City, county, school district, special district, state and federal. It does not include publicly or privately 
deeded open space, Native Growth Protection Easements (NGPE) and Tradition Plateau Natural Resource 
Conservation Area (TP-NRCA) which are more restrictive land use designations. 

"Community residential facility" See Nursing home, Residential care facility, Retirement home. 

"Community Gardens" means a plot of land gardened by a group of people to produce fruit, vegetables, flowers, 
etc., typically on individual garden allotments within the larger plot of land. 

"Community space" means public lands containing resource protection, recreation, or public amenity such as 
parks, plazas, trails, informal gathering areas, community gardens, and other similar facilities and areas. Some 
community spaces are required, others are encouraged. 

"Compact schools" means public schools and school related buildings. Compact schools are distinguished by 
their pedestrian friendly design and architectural interest through a variety of building heights and forms, and 
efficient multi-story development, including structured parking, on sites typically smaller than traditional 
suburban schools. 

"Compensatory mitigation" means replacing project-induced losses or impacts. 

"Compensatory storage" means new, excavated storage volume equivalent to any flood storage capacity which 
has been or would be eliminated by filling or grading within the floodplain.  

"Comprehensive Plan" is the City of Issaquah’s Comprehensive Plan, and any supplemental plans officially 
adopted under Chapter 36.70 RCW. 

"Compatibility" means the ability of a building or site to complement or “fit in” with its environment. The 
qualities of the new development or building must not be in conflict or competition with the qualities of 
neighboring buildings and developments. Note: the environment refers specifically to the built environment 
comprised of buildings and developments consistent with the vision of the Olde Town Sub-Area Plan and 
compliant with city codes and ordinances. New development should not strive for compatibility with non-
compliant buildings.  

"Concurrency"  is the provision of improvements, strategies and/or financial commitments at the time of 
development to accommodate the motorized and nonmotorized transportation impacts of development at the 
adopted level of service. 

"Concurrency Approval" is the official determination by the City that a proposed development will not reduce 
the vehicle internal trip ends below the number of such trip ends in the trip bank. Transportation concurrency 
approval is documented in writing by a concurrency certificate. 

"Concurrency Certificate" is the official written statement issued by the City that documents transportation 
concurrency approval for a specific development at a specific location. 

"Concurrency Intersections" are intersections of City streets where level of service may be measured for 
purposes of determining transportation concurrency such as any existing signalized intersection, or intersection 
that is planned to be signalized in the City’s TIP, and any roundabout intersection. Concurrency intersections are 
shown in Exhibit L to the ordinance codified in this division. 

https://www.codepublishing.com/cgi-bin/rcw.pl?cite=36.70
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"Condominium" is a type of property ownership consisting of an individual interest in an apartment or 
commercial building, and undivided common interest in common areas such as parking areas, elevators, etc. 

"Conference center" means an establishment developed primarily as a meeting facility, including recreation 
facilities, overnight lodging facilities for the participants in a conference, and related activities. 

 New definition of confier 

"Conifer trees" means the trees that are called evergreen, stay green all year, have needles or scales for leaves, 
and produce seeds in protective cones. This includes a few rare conifer trees that lose their needles in the fall 
such as: Tamarack or Larch, Larix sp., Dawn Redwood, Metasequoia glyptostroboides, or Bald Cypress, Taxodium 
distichum. 

"Conservation easement" means an easement dedicated to the City to restrict the use of environmentally 
sensitive property in order to protect, preserve, maintain, improve, restore, and otherwise conserve the 
property in perpetuity. 

"Construction trailer" is a temporary trailer, building, or other structure designed to provide internal office 
administration services and indoor storage, as opposed to customer service, normally associated with 
construction of a building or development occurring on the same or nearby site. 

"Construction value/cost" See Structure value.  

"Convalescent home or center" See Assisted living facility. 

"Convenience store" See Neighborhood grocery store. 

"Context" is the setting and surrounding area of the project site. This includes both the natural and built 
environments, as well as all of the qualities, characteristics, and components that define it. Context must be 
considered on multiple scales, which include adjacent properties, the street or block, the entire Olde Town 
neighborhood, and the entire City of Issaquah. 

"Corridor, scenic" is a strip of land on either side of a river, creek, or lake; or a natural vista; or panoramic view, 
such as the Issaquah Alps, which is visible from the roadway or public area. 

"Corridor, view" is a field of vision between buildings and/or vegetation, such as trees. 

"Courtyard" is an open area enclosed or partially enclosed by walls within or adjoining a building. 

"C-Rec" means the Conservancy/Recreation zone established in IMC 18.400.180. 

"Crematory" is a building where bodies are incinerated. Crematories may be an accessory use to a funeral home; 
however, a crematory may have more intensive impacts than those of the funeral home. 

"C-Res" means the Conservancy-Residential zone established in IMC 18.400.060.A. 

"Crisis residential center" is a temporary protective residential facility operated to perform the duties specified 
in Chapter 13.32A RCW, in the manner provided in RCW 74.13.032 through 74.13.036 that provides an 
opportunity for children to receive short-term necessary support and nurturing in cases where there may be 
abuse or neglect. 

"Critical areas" are any of those areas, including any of their associated buffers, which are subject to natural 
hazards or those land features which support unique, fragile, or valuable natural resources including fish, 
wildlife and other organisms and their habitat and such resources which, in their natural state, carry, hold, or 
purify water. Critical areas include the following landform features: erosion hazard areas, flood hazard areas, 
coal mine hazard areas, landslide hazard areas, seismic hazard areas, steep slope areas, streams and other fish 
and wildlife habitat conservation areas (FHWCAs), wetlands, and critical aquifer recharge areas (CARAs). 
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"Critical Areas Mitigation Fund" means the special fund created to receive funds from civil penalties resulting 
from violations of IMC 18.802 for the purpose of paying all, or part of, the costs and expenses of enforcing and 
implementing IMC 18.802. Additionally, the City may use the funds for acquiring, maintaining, and preserving 
environmental critical areas, on publicly owned property within the City. 

"Critical Areas Study" means a study prepared by a qualified professional on any of the following elements of a 
critical area: existing conditions, potential impacts, and mitigation measures. The study must comply with 
standards and references within IMC 18.802 and is typically prepared in conjunction with a development 
proposal. 

 New definition for Critical Root Zone 

"Critical root zone (CRZ)" is, generally, an area equal to a one-foot radius from the base of the tree trunk for 
each one inch of the tree diameter at four and one-half feet above grade (referred to as diameter at breast 
height). For example: A 24-inch diameter tree would have a critical root zone of 24 feet. The total protection 
zone, including the trunk, would be 50 feet in diameter. The Department may require the CRZ to be evaluated 
on a species-by-species basis. 

"Crop production" means growing and harvesting of agricultural crops for transportation off-site for sale and/or 
processing. 

"Cutoff" is categorized as the following: 

A.    IESNA cutoff fixture: A luminaire, consistent with IESNA specifications, where the candela per one thousand 
(1,000) lamp lumens does not exceed 2.5% at an angle of 90 degrees above nadir or 10% at a vertical angle of 80 
degrees above nadir. In common terms, this means a light distribution pattern that results in limited light 
consistent with the stated percentages being projected at or above a horizontal plane located at the bottom of 
the fixture.  

B.    IESNA full cutoff fixture: A luminaire, consistent with IESNA specifications, where no candela occur at or 
above an angle of 90 degrees above the nadir, and at all greater angles from nadir. In common terms, this 
means a light distribution pattern that results in no light being projected at or above a horizontal plane located 
at the bottom of the fixture.  

C.    IESNA semi-cutoff fixture: A luminaire, consistent with IESNA specifications, where the candela per 1,000 
lamp lumens does not exceed 5% at an angle of 90 degrees above nadir or 20% at a vertical angle of 80 degrees 
above nadir. In common terms, this means a light distribution pattern that results in limited light consistent with 
the stated percentages being projected at or above a horizontal plane located at the bottom of the fixture. 

ά5έ 5ŜŦƛƴƛǘƛƻƴǎ 

"Day care operation" means the temporary care of children or adults, generally less than 24 hours, which takes 
place in a structure on a regular recurring basis for pay or other valuable consideration. Care includes, but is not 
limited to, the furnishing of shelter, sustenance, supervision, education, or other supportive service. This 
includes children under the minimum age for education in public schools, preschool operations and programs 
covering before-school and after-school care for school children. “Day care operation” includes: 

1. Day care center: An operation licensed by the state (Chapter 74.15 RCW) providing regularly scheduled 
care for children or developmentally or physically disabled adults. 

2. Family day care center: A state-licensed (Chapter 74.15 RCW) operation located in the family residence 
that provides regularly scheduled temporary care for 12 or fewer children or six or fewer 
developmentally or physically disabled adults, including those children or adults who reside in the home. 
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"Deciduous tree" means woody plants with a minimum height generally greater than 15 feet which go dormant 
in winter and shed their foliage. 

"Decision, land use" See Land use decision. 

"Decision maker" means body prescribed by this code as having the authority to approve, approve with 
conditions, or deny a permit under this code or hear an appeal and issue a revised decision.. 

"Deck" means a horizontal structure without a roof, typically made from wood, that is used for recreation 
purposes. A deck is considered an impervious surface, regardless of slatted construction or materials used. 
Benches, tables or other structures which are permanently attached to the deck are not considered as additional 
height when measuring the height of the deck from the finished grade. On a multistory building, an individual 
deck may have a “roof” that is actually related to the story above, such as a balcony. 

"Deleterious substances" include, but are not limited to, chemical and microbial substances that are not 
classified as hazardous materials per IMC 18.802, whether the substances are in usable or waste condition, 
which have the potential to pose a significant groundwater hazard, or for which monitoring requirements or 
treatment-based standards are enforced under Chapter 246-290 WAC. 

"Delicatessen (deli)/specialty food stores" are retail food stores selling ready-to-eat food products such as 
cooked meats, prepared salads, or other specialty food items. This definition includes seafood, health food and 
other specialty food stores. 

"Demolish/demolition" is the removal, during any 12 month period, of more than 50% of the exterior walls, 
bearing walls, columns, beams, or girders, and/or other structural supports of an existing structure. Windows, 
doors and/or deteriorated wall sections are all considered part of a wall for purposes of this measurement.  

"Density" is the amount of dwelling units per acre or gross square footage per acre for any given development 
or proposed development. “Density” is considered a development standard within the zoning districts.  

"Department" means the City of Issaquah Department of Community Planning and Development. 

"Designated provider" as defined in RCW 69.51A.010 Definitions. 

"Developable" means the area of land which is not constrained from development by land use restrictions 

"Development" means the division of a parcel of land into two or more parcels; the construction, expansion, 
reduction, demolition, or exterior alteration of a building or structure; any use, or change in use, of a building or 
structure; any human-caused change to land whether at, above, or below ground or water level; and any use, or 
change in use, of land whether at, above, or below ground or water level. Development includes, but is not 
limited to, any activity that requires a permit or approval under this code, subdivision ordinances, building code 
ordinances, critical areas ordinances, all portions of a shoreline master program, stormwater ordinances, and 
development agreements; including but not limited to any activity that requires a Land Use Permit or approval 
from the City. Development also includes, but is not limited to, filling, clearing or grading activity, paving, 
building or construction activity, dredging, excavation, mining, drilling, bulkheading; driving of piling; placing of 
obstructions to any right of public use; and the storage of equipment or materials. 

 

"Development Permit" is a written authorization for development or modification of development as defined in 
this Code, including Building and Construction Permits. 

"Development proposal site" means the legal boundaries of the parcel or parcels of land for which an applicant 
has applied for authority from the City to carry out a development proposal. 

"Development regulations" means the controls placed on development or land use activities by the city, 
including, but not limited to, zoning ordinances, official controls, subdivision ordinances, binding site plan 
ordinances, and building codes. 
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"Development, substantial" as it relates to the Shoreline Master Program, is any construction or improvements 
of which the total cost or fair market value, whichever is higher, exceeds $2,500 and materially interferes with 
the normal public use of the water or shorelines of the state.  

 The definition for Diameter-breast-height has been revised. 

 Definition for Diameter is new. 

"Diameter-breast-height (d.b.h.)" means the diameter of any tree trunk, measured at four and one-half feet 
above average grade. For trees with multiple leaders at four and one-half feet height, the d.b.h. must be the 
combined cumulative total of branches greater than six inches diameter at four and one-half feet above the 
average grade. If a tree has been removed and only the stump remains that is below four and one-half feet tall, 
the size of the tree will be the diameter of the top of the stump. 

"Director" means the director of the City of Issaquah Department of Community Planning and Development or 
the Director's designee. 

"Disabled vehicle" is any vehicle which is disabled and incapable of being operated, or which has been permitted 
to remain without being operated and in a state of disrepair for over 30 days. The term shall include any and all 
automotive parts, whether assembled or not.  

"Discontinued" See Nonconforming structure/use, discontinued.  

"Distribution center" means Warehousing, shipping, and freight as a primary use that may include limited 
assembly or manufacturing activity that is accessory to the primary distribution function.  

"Distribution line" in terms of electricity power, delivers power from a distribution substation to points of use, 
such as homes and businesses. Distribution lines operate at a nominal voltage less than 55 kilovolts (kV), usually 
12 or 34 kilovolts.  

"Distribution substation" See Substation, distribution. 

"Ditch" means an artificially constructed watercourse designed to convey storm water, agricultural runoff, or 
irrigation water. A stream or water of the state that has been artificially constructed or modified is not a ditch. 
Also see definition of “streams.” 

"Director" means the director of the City of Issaquah Department of Community Planning and Development or 
the Director's designee. 

"Docket of Proposed Amendments (DPA)"is an official list of suggested amendments to the Comprehensive Plan 
or Land Use Code that is compiled, maintained, and reviewed by the City of Issaquah in accordance with RCW 
36.70A.470.  

"Dormer" is a roofed projection built out from a sloping roof into which a window is set to provide additional 
interior light and ventilation. 

"Dormer, gable" is a dormer with a gable end, projecting perpendicularly from a pitched roof, usually bearing a 
window on its vertical face.  

"Dormer, shed" is a dormer with a shed roof; having a roof with only one sloped side that slopes in the same 
direction as the roof in which the dormer is located.  

"Downtown City facilities" are community facilities located in the CBD, including but not limited to City property 
currently known as: Centennial Park, Rainier Blvd. Greenway, Depot Park, Memorial Park, King County Library 
(10 W. Sunset Way), Police Department (130 E. Sunset Way), Fire Department (190 E. Sunset Way), City Hall 
South and adjoining parking lots (135 E. Sunset Way), Lewis House (115 SE Bush St.), Food and Clothing Bank and 
Historical Society (179 1st Ave. SE), Parks Dept. Offices (235 1st Ave. SE), Trailhead Park and Station Master’s 
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House (110 SE Bush St.), Community Center (500 1st Ave. SE), Greenway loop/trail, and Julius Boehm Pool (50 SE 
Clark St.), as well as contiguous City owned property. (See Community facility.)  

"Dripline" means an area encircling the base of a tree, the minimum extent of which is delineated by a vertical 
line extending from the outer limit of a tree’s branch tips down to the ground. Because the dripline of a tree 
may be irregular and difficult to define, an alternative method of determining this dimension is to measure the 
diameter of the tree trunk in inches at d.b.h. multiplied by 12. 

"Drive-through window/station facility" means any portion of a building or structure from which business is 
transacted, or is capable of being transacted, directly with customers located in a motor vehicle during such 
business transactions.  

"Driveway" is the required traveled path to or through a parking lot for three or more vehicles. A “driveway” 
also refers to the vehicular access for a single family home or duplex.  

"Drug store/pharmacy" is the establishments engaged in the retail sale of prescription drugs, nonprescription 
medicines, cosmetics, and related supplies.  

"DSHS" means the State of Washington Department of Social and Health Services. 

"Duplex" is a building, which is located on one legal lot or parcel, containing two dwelling units designed 
exclusively for occupancy by two single households living independently of each other. A single family dwelling 
containing an approved accessory dwelling unit (ADU) shall not be interpreted as a duplex. 

"Duplex, over/under" means one dwelling unit is located on top of another unit. (Not illustrated below.) 

"Duplex, side-by-side" means two dwelling units are oriented along the lot so that both units are visible from the 
street or public pedestrian route. (See image below, left.)  

"Duplex, stacked" means two dwelling units are oriented perpendicular to the street, with one street-facing unit 
and the other located behind it. (See image below, right.) 

 

 

"Dwelling" is a building or portion of a building designed for residential purposes which includes facilities for 
living, sleeping, cooking, eating and sanitation, including single family, two family, and multiple dwellings, but 
not including hotels, inns, or motels.  
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"Dwelling, fourplex" is a multifamily building, which is located on one legal lot or parcel, containing four dwelling 
units designed exclusively for occupancy by four single households living independently of each other.  

"Dwelling, multifamily" is a building or portion of a building of three or more single households living 
independently of each other, such as apartments or condominiums, but not including hotels or motels.  

 

"Dwelling, senior housing" See Senior housing.  

"Dwelling, single family attached (townhouse)" Two or more single household dwellings that are attached to one 
another by a common vertical wall(s) (of fire code required composition) where each dwelling is located on a 
separate lot, each unit has its own front and rear access to the outside at the ground level, and no unit is located 
over another unit. May be single- or multistory subject to applicable height standards. The permitted number of 
attached single family dwellings in a single grouping varies by zoning district. 

 

"Dwelling, single family detached" is a detached building containing no more than one dwelling unit designed for 
occupancy by a single household.  
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"Dwelling, townhouse" See Dwelling, single family attached (townhouse).  

"Dwelling, triplex" is a multifamily building, which is located on one legal lot or parcel, containing three dwelling 
units designed exclusively for occupancy by three single households living independently of each other.  

"Dwelling unit" is a room or a suite of rooms in a building designed for and not occupied by more than one single 
household doing its own cooking therein, having not more than one kitchen facility, and including facilities for 
living, sleeping and sanitation. In the situation where a dwelling unit has an approved accessory dwelling unit 
(ADU), there may be a separate kitchen facility for the approved ADU. 

άEέ 5ŜŦƛƴƛǘƛƻƴǎ 

"Easement" is a grant of one or more of the property rights by the property owner for the benefit of or use by 
the public, a corporation, or another person, government agency, public utility company or other entity. The use 
of the easement is typically related to a specific purpose, for example, an access easement. 

"Easement, access" is any private easement for the purpose of ingress and egress that is not dedicated to the 
public and that is owned by the underlying owners of land over which it crosses. 

"Electric vehicle" any vehicle that operates, either partially or exclusively, on electrical energy from the grid, or 
an off-board source, that is stored on-board for motive purpose. Types of electric vehicles include a battery 
electric vehicle and a plug-in hybrid electric vehicle. 

"Electric vehicle battery charging station" See Battery charging station. 

"Electric vehicle battery exchange station" See Battery exchange station. 

"Electric vehicle capable or EV-capable" means electrical panel capacity and space to support a 208/240-volt 
branch circuit for each EV parking space, and the installation of raceways, both underground and surface 
mounted, to support the EVSE (charging stations). Sometimes called “conduit only.” 

"Electric vehicle infrastructure" includes structures, machinery, and equipment necessary and integral to 
support an electric vehicle, including battery charging stations, rapid charging stations, and battery exchange 
stations. 

"Electric vehicle load management system" is a system designed to optimize a property’s charging loads so that 
electricity is equitably distributed among multiple electric vehicle supply equipment simultaneously. 

"Electric vehicle rapid charging station" See Rapid charging station. 

"Electric vehicle ready parking space or EV-ready space" is a parking space that is provided with a minimum 
208/240-volt dedicated branch circuit for electric vehicle supply equipment that is terminated at a receptacle, 
junction box or electric vehicle supply equipment within the parking space in order to allow for future 
installation of electric vehicle supply equipment. 
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"Electric vehicle supply equipment or EVSE" means the conductors, including the ungrounded, grounded, and 
equipment grounding conductors, and the electric vehicle connectors, attachment plugs, personnel protection 
system, and all other fittings, devices, power outlets, or apparatus installed specifically for the purpose of 
transferring energy between the premises wiring and an electric vehicle. 

"Electric vehicle supply equipment parking space or EVSE parking space" is a parking space with electric vehicle 
supply equipment capable of supplying current at 208/240 volts. 

"Emergent wetland" means a regulated wetland with at least 30% of the surface area covered by erect, rooted, 
herbaceous vegetation as the uppermost vegetative strata. 

"Employee residential accommodations" are facilities, including apartments or condominiums, owned or 
operated by private businesses or subsidiaries thereof, and designed to provide short-term lodging 
accommodations to employees. 

"Engineering geology" is a licensed specialty of geology affecting the planning, design, operation, and 
maintenance of engineering works and other human activities where geological factors and conditions impact 
the public welfare or the safeguarding of life, health, property, and the environment. The practice of engineering 
geology means performance of geological service or work including but not limited to consultation, 
investigation, evaluation, planning, geological mapping, and inspection of geological work, and the responsible 
supervision thereof, the performance of which is related to public welfare or the safeguarding of life, health, 
property, and the environment, except as otherwise specifically provided by IMC 18.802, and includes but is not 
limited to the commonly recognized geological practices of construction geology, environmental geology, and 
urban geology. 

"Enhancement" means the actions performed to increase the functions and values of a stream, wetland, or 
other critical areas. 

"Environmental improvements" are improvements to community facilities, open space or forest space that are 
primarily intended to improve the natural environment for native vegetation and animal life. For example, creek 
improvements intended to benefit salmon, hillside improvements intended to prevent landslides, or planting 
native plants and recreating native habitats are all considered environmental improvements. Environmental 
improvements may include but are not limited to the restoration of riparian and upland vegetation, the 
installment of instream woody debris for fish habitat, or the removal of hardened stream banks or floodplain fill 
for floodplain or wetland restoration. 

"Environmental review" refers to the procedures and requirements established by the State Environmental 
Policy Act, Chapter 43.21C RCW as they now exist or are hereafter amended. 

"Environmentally fragile areas" are areas of the exterior environment that may be easily destroyed or damaged. 

“Equivalent” means that the storage removed must be replaced by equal volume between corresponding one 
foot contour intervals that are hydraulically connected to the floodway through their entire depth. 

"Erosion" means the process in which soil particles are mobilized and transported by natural agents such as 
wind, rain splash, frost action, or stream flow. 

 "Erosion hazard areas," definition area has been modified.  

"Erosion hazard areas" means those areas of King County and the City containing soils which, according to the 
USDA Soil Conservation Service, the 1973 King County Soils Survey and any subsequent revisions or additions 
thereto, may experience severe to very severe erosion hazard. This group of soils includes, but is not limited to, 
the following when they occur on slopes of 15% or greater: Alderwood gravelly sandy loam (AgD), Alderwood-
Kitsap (Akf), Beausite gravelly sandy loam (BeD and BeF), Kitsap silt loam (Kpd), Oval gravelly sand loam (OvD 
and OvF), Ragnar fine sandy loam (RaD), Ragnar-Indianola Association (RdE), and any occurrence of River Wash 
(Rh). 
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"Essential habitat" means the habitat necessary for the survival of federally listed threatened, endangered and 
sensitive species, and state-listed priority species. 

"Event, special" See Special event. 

"Excessive pruning" means the removal of more than one-quarter of the functioning leaf and stem area of a tree 
in any 12-month period, or removal of foliage so as to cause the unbalancing of a tree. Excessive pruning must 
be subject to replacement trees unless greater pruning is approved by the City and is necessary for the health 
and safety of the tree.   

"Existing and ongoing agriculture" means those activities conducted on lands defined in RCW 84.34.020(2) and 
those activities involved in the production of crops or livestock, for example, the operation and maintenance of 
farm and stock ponds or drainage ditches; operation and maintenance of ditches; irrigation systems including 
irrigation laterals, canals, or irrigation drainage ditches, changes between agricultural activities; and normal 
maintenance, repair, or operation of existing serviceable structures, facilities, or improved areas. 

άFέ 5ŜŦƛƴƛǘƛƻƴǎ 

"FAA" stands for Federal Aviation Administration. 

"Façade" is the continuous exterior wall of a structure on the front, side or back of a building including 
projections from and attachments to the wall. Projections and attachments may include but are not limited to 
balconies, decks, porches, chimneys, unenclosed corridors, and similar projections. 

"Facilities, essential public" are facilities that are typically difficult to site, as defined in RCW 36.70A.200, such as: 
airports, state education facilities, state or regional transportation facilities as defined in RCW 47.06.140, state 
and local correctional facilities, solid waste handling facilities, and in-patient facilities including substance abuse 
facilities, mental health facilities, group homes, and secure community transition facilities. 

"Facilities, public" include but are not limited to streets, roads, highways, sidewalks, street and road lighting 
systems, traffic signals, domestic water systems, water towers, storm and sanitary sewer systems, parks and 
recreation facilities, and schools. (See also Community facility; Government facility.) 

"Facilities, secure community transition" (SCTF) is a residential facility, with no less than three (3) beds, for 
persons civilly committed and conditionally released to a less restrictive alternative under Chapter 71.09 RCW. A 
secure community transition facility has supervision and security, and either provides or ensures the provision of 
sex offender treatment services. 

"Facility, correctional" is a facility operated by a governmental agency and designed, staffed, and suited for the 
permanent housing of adult persons charged with a criminal offense prior to trial and/or sentencing, and for the 
housing of adult persons for punishment and correction after sentencing. 

"Facility, detention" is a facility operated by a governmental agency and designed, staffed, and suited for the 
temporary (i.e., not exceeding ninety (90) days) housing of adult persons charged with a criminal offense prior to 
trial or sentencing and for the housing of adult persons for punishment and correction after sentencing. 

"Facility, special needs" See Adult family home or Residential care facility or Nursing home. 

"Fairground" is an establishment engaged in the operation of outdoor fairs which include, but are not limited to, 
carnivals, circuses, expositions, horse shows and competitive exhibitions of farm and home products with 
accompanying entertainment and amusements. 

"Family" means one or more persons jointly occupying a single-family dwelling or dwelling unit, including the 
joint use of and responsibility for common areas, sharing household activities and responsibilities as a single 
housekeeping unit such as means, chores, household maintenance, and expenses. Such persons need not be 
related by blood or marriage. A Family does not include large institutional or congregant group living situations 
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such as dormitories, sororities, and monasteries.Secure community transition facilities, as defined in Chapter 
71.09 RCW, are not protected under the     definition of “family.” 

    (For unrelated persons residing together, see “Cohabitants.”) 

"Family home, foster" is an agency which regularly provides care on a twenty-four (24) hour basis to one (1) or 
more children, expectant mothers, or persons with developmental disabilities in the family abode of the person 
or persons under whose direct care and supervision the child, expectant mother, or person with a 
developmental disability is placed. 

"Federal Insurance and Mitigation Administration (FIMA)" manages the National Flood Insurance Program (NFIP) 
and programs designed to mitigate against losses from natural hazards and disasters. 

"Feed store" is an establishment engaged in selling feed, seed, fertilizers, fencing, or other such supplies directly 
related to the day-to-day activities of agricultural production and specifically excluding apparel, powered 
equipment, related accessories, and trailers. 

"FEMA" means the Federal Emergency Management Agency. 

"Fence" is any artificially constructed wall or barrier, other than a building, of any material or combination of 
materials used to enclose or screen areas of land, separate parcels of land, or used as a means of protection or 
confinement.  "Financial Commitment" is a binding and enforceable financial obligation from the applicant that 
is acceptable to the City and provided to the City before construction permit issuance. 

"Finding" is the conclusion of fact reached by the reviewing official in a review process and based on the 
evidence available therein. 

 "Fish window" added. 

"Fish window" means the time from August to mid-February each year when migrating salmon are less likely to 
be found in bodies of water. 

"Flood damage" means an action which includes harmful inundation; water erosion of soil, stream banks and 
beds; stream channel shifting and changes; harmful deposition by water of eroded and shifting soils and debris 
upon property or in the beds of streams or other bodies of water; damages by high water to public roads, 
streets, highways, bridges, utilities, and to works built for protection against floods or inundation; the 
interruption by floods of travel, communication and commerce; and all other high water influences and results 
which injuriously affect the health and safety of persons or property. 

"Flood or flooding" is a general and temporary condition of partial or complete inundation of normally dry lands 
from the overflow of streams, rivers, or other inland water. 

"Flood hazard area" is that area subject to inundation by the base flood. These include, but are not limited to, 
streams, lakes, wetlands, closed depressions, floodways, and floodplains. . 

"Floodplain" means the total area subject to inundation by the base flood. The floodplain includes both rapidly 
flowing water and standing water. 

"Floodproofing" means any combination of structural or nonstructural additions, changes, or adjustments to 
property or structures which reduce or eliminate flood damage to lands, water or sanitary facilities, structures, 
or contents of buildings. 

"Floodway" means the channel of the stream and that portion of the adjoining floodplain which is necessary to 
contain and discharge the base flood flow without increasing the base flood elevation more than one foot. The 
floodway is determined by the latest FEMA Flood Insurance Rate Map. 

"Floor area, gross" is the sum of the total horizontal areas of all floors of all buildings on a lot, measured from 
the interior faces of exterior walls. The term “gross floor area” includes basements, elevator shafts and 
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stairwells at each story; floor space used for mechanical equipment with structural head room; interior 
balconies; and mezzanines. Gross floor area shall not include outside balconies that do not exceed a projection 
of six (6) feet beyond the exterior walls of the building. Parking structures below grade and rooftop mechanical 
structures are excluded from gross floor area.. 

"Forested wetland" means a wetland with at least 30% of the surface area covered by woody vegetation greater 
than 20 feet in height. 

"Foster family home" See Family home, foster. 

"Free and open connection" means a connection by any means, including but not limited to culverts, to or 
between waterways and other Waters of the State that allows the interchange of surface flow at bankfull stage 
or ordinary high water. 

"Front yard" is the area of a lot that extends the width of the lot and is between the street-facing facade and the 
public pedestrian route  

"Full cutoff fixture" See Cutoff. 

"Funeral home/mortuary" Building where services and/or ceremonies are held in conjunction with human burial 
or cremation. Crematories may be an accessory use to a funeral home. 

άGέ 5ŜŦƛƴƛǘƛƻƴǎ 

"Gable" is an end wall of a building having a triangularly shaped upper portion formed by a sloping roof on 
either side of a ridge and the top of the wall plate. 

"Garage" is a type of accessory structure, or a portion of a primary structure, that accommodates off-street 
parking and storage of vehicles. 

 

 

"General Manufacturing" means establishments engaged in the mechanical or chemical transformation of 
materials or substances into new products including the assembling of component parts, the manufacturing of 
products, and the blending of materials such as lubricating oils, plastics, resins or liquors.  

"Geologist" means a practicing geologist licensed as a professional geologist with the state of Washington who 
has at least four (4) years of professional employment as a geologist. The practice of geology means 
performance of geological service or work including but not limited to collection of geological data, consultation, 
investigation, evaluation, interpreting, planning, geological mapping, or inspection relating to a service or work 
that applies to geology, and the responsible supervision thereof, the performance of which is related to public 
welfare or the safeguarding of life, health, property, and the environment. 

"Geotechnical engineer" means a practicing geotechnical/civil engineer licensed as a professional civil engineer 
with the State of Washington who has at least (4) years of professional employment as a geotechnical engineer. 
The practice of engineering means any professional service or creative work requiring engineering education, 
training, and experience and the application of special knowledge of the mathematical, physical, and 
engineering sciences to such professional services or creative work as consultation, investigation, evaluation, 
planning, design, and supervision of construction for the purpose of assuring compliance with specifications and 
design, in connection with any public or private utilities, structures, buildings, machines, equipment, processes, 
works, or projects. 

"Geothermal alternative energy system": See Alternative energy system (geothermal). 
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"Glare" is a sensation of brightness produced by light within the visual field that is sufficiently greater than the 
light in the surroundings and/or to which the eyes are adapted that causes annoyance, discomfort, distraction, 
and/or loss in visual performance or visibility. 

"GMA" stands for Growth Management Act. 

"Grade" is the point of elevation of the surface of the ground or paving where it touches the building. 

"Grade, average" is the average elevation of the surface of the ground or paving where it touches the building. 

"Grade, existing" is the elevation of the ground surface prior to manmade alterations, such as grading, filling, or 
excavating activity. 

"Grade, finished" is the final elevation of the ground surface after manmade alterations, such as grading, filling, 
or excavating activity. 

"Grade, natural" means the elevation of the undisturbed natural surface of the ground adjoining a building or 
structure. 

"Grazed wet meadows" means emergent wetlands, typically having up to six inches of standing water during the 
wet season and dominated under normal conditions by meadow emergent such as reed canary grass, spike 
rushes, bulrushes, sedges, and rushes. During the growing season, the soil is often saturated but not covered 
with water. Grazed wet meadows frequently have been or are being used for livestock activities. 

"Greenhouse" is a structure enclosed (as by glass) and used for the cultivation or protection of tender plants. 

"Green wall" means a wall, or portion of a wall, that has support structures (e.g. wires, grids, trellises, etc.) or 
plant medium (e.g. soil pockets, growing mats, etc.) such that plants can climb up, trail down, or grow out of the 
wall resulting in a wall or wall section that is predominantly verdant. 

"Gross site area": See Site area, gross. 

"Groundcover or ground cover" is any plant that grows over an area of ground. Groundcover 
provides protection of the topsoil from erosion and drought. 

"Ground-Mounted" means mounted to a pole, tower or other freestanding structure which is specifically 
constructed for the purpose of supporting an antenna or wireless telecommunications facility and placed 
directly on the ground at grade level."Groundwater Monitoring Plan" means a plan the City may require to 
monitor the impacts of an activity on groundwater quality, over time, to ensure compliance with IMC 13.29 
Groundwater Quality Protection Standards and WAC 173-200-080. 

Group Care Facility, Community is a facility, other than a foster family home, which is maintained and operated 
for the care of a group of children on a twenty-four (24) basis. Also see “Family.” 

Guest house: See Bed and breakfast operation. (Ord. 2558 § 2 (Exh. B1), 2009; Ord. 2471 § 2, 2006; Ord. 2462 
§ 2, 2006; Ord. 2447 § 9, 2005; Ord. 2383 §§ 3, 4, 2004; Ord. 2274 § 1, 2000; Ord. 2108 § 2.2, 1996) 

 

άHέ 5ŜŦƛƴƛǘƛƻƴǎ 

"Hammerhead" means a "T" or "V" shaped dead-end street that allows for vehicles to turn around. 

"Hazardous materials" means any material, either singularly or in combination, which is a physical or health 
hazard, whether the materials are in usable or waste condition; and any material that may degrade surface 
water or groundwater quality when improperly stored, handled, treated, used, produced, recycled, disposed of, 
or otherwise mismanaged. Hazardous materials also include: all materials defined as or designated by rule as a 
dangerous waste or extremely hazardous waste under Chapter 70.105 RCW, Chapter 173-303 WAC, and Fire 

https://en.wikipedia.org/wiki/Plant
https://en.wikipedia.org/wiki/Soil_protection
https://en.wikipedia.org/wiki/Topsoil
https://en.wikipedia.org/wiki/Erosion
https://en.wikipedia.org/wiki/Drought
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Code. Hazardous materials also include petroleum or petroleum products that are in liquid phase at ambient 
temperatures, including any waste oils or sludges. 

"Hazardous Materials Inventory (HMI)" is an inventory of all current and anticipated types and quantities of 
hazardous materials that will be stored, handled, treated, used, produced, recycled, or disposed of at a facility as 
required in IMC 13.29.020(B), Hazardous Materials Inventory (HMI). 

"Hazardous Materials Management Plan (HMMP)" is a plan completed by the operator that demonstrates how 
the facility implements required BMPs as required in IMC 13.29.020(C), Hazardous Materials Management Plan 
(HMMP). 

"Hazardous tree" means a hazardous tree is one that is so affected by a significant structural defect or disease or 
in permanent decline that falling, or failure appears imminent, and that otherwise currently poses a threat to life 
or property and the risk of failure per the most recent adopted ISA standard tree risk assessment evaluation 
must be rated greater than or equal to “high” as measured on the tree risk assessment form.  

"Hearing Examiner" is the person charged with conducting fair and impartial administrative hearings, when 
authorized by the Code, to review the actions of various City departments. The Hearing Examiner's decision in a 
case is usually the City's final decision. 

"Hearing, open record" is a hearing, conducted by a single hearing body or officer authorized by the City to 
conduct such hearings, that creates the City’s record through testimony and submission of evidence and 
information, under procedures prescribed by City ordinance or resolution. (See also Public hearing.) 

"Helipad/helistop" is any landing area used for the landing and taking off of helicopters for the purpose of 
picking up and discharging passengers or cargo. This site does not include fueling, refueling, or service facilities. 

"Heliport" is an area of land or water or a structural surface which is used as a permanent facility for the landing 
and takeoff of helicopters, and any appurtenant areas which are used for heliport buildings and other facilities. 
Areas for refueling, maintenance, repairs or storage of a helicopter are included in this definition. 

"Heliport approach surface" is the approach surface beginning at each end of the heliport primary surface with 
the same width as the primary surface, and extends outward and upward for a horizontal distance of 4,000 feet 
(1,220 m) where its width is 500 feet (152 m). The standard slope of the approach surface is eight to one. 

"Heliport primary surface" is the area of the primary surface coincides in size and shape with the designated 
takeoff and landing area of a heliport. This surface is a horizontal plane at the elevation of the established 
heliport elevation. 

"Heliport transition surface" are the surfaces extending outward and upward from the lateral boundaries of the 
heliport primary surface, and from the approach surfaces at a slope of two to one for a distance of two hundred 
fifty (250) feet (76 m) measured horizontally from the centerline of the primary and approach surfaces. 

"Height, building": See Building height. 

"Heritage tree" means a tree or group of trees specifically designated by the City because of historical 
significance, special character or community benefit. 

"Heron rookery" means a nesting area for a colony of heron or egrets which is generally located in a grove of tall 
trees. 

"Home Occupation" means a business carried on as a secondary, incidental, or accessory use by the permanent 
resident(s) of the Dwelling Unit for gain or support. 

"Hospital" is an institution providing clinical, temporary, and emergency services of a medical or surgical nature 
to human patients which is licensed by state law to provide facilities and services for surgery, obstetrics, and 
general medical practice as distinguished from clinical treatment of mental and nervous disorders. 
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"Hours of Operation" is the time span during which a business or facility experiences activity from employees, 
clients, customers, and/or users." 

" Hours of operation, prime" is the time span during which a business or facility has its highest level of activity 
from employees, clients, customers and/or other users. 

"Housing, cluster development" is a development design technique that concentrates buildings housing in 
specific areas on a site to allow the remaining land to be used for common usable open space, and preservation 
of environmentally critical areas.  

Cluster Housing Development (Example for Illustration Only):

 

"Human scale" means the measure of the size of the building and its parts in relation to the person or people 
using it. The human scale is perceivable and relatable in relation to the size of a person. Human scale is a scale 
that feels comfortable and appropriate to a person, for example, steps, doorways, canopies are sized to feel 
comfortable (not oversized to induce a feeling of being small or undersized to induce a feeling of being large in 
relation to the built form). 

"Hydric soil" means a soil that is saturated, flooded or ponded long enough during the growing season to 
develop anaerobic conditions in the upper part. The presence of hydric soil must be determined following the 
methods described in the currently followed federal manual for identifying and delineating jurisdictional 
wetlands. 

"Hydrogeologist" is a licensed specialty of geology involving the study of the waters of the earth, including the 
study of the occurrence, circulation, distribution, chemistry, remediation, or quality of water or its role as a 
natural agent that causes changes in the earth, and the investigation and collection of data concerning waters in 
the atmosphere or on the surface or in the interior of the earth, including data regarding the interaction of 
water with other gases, solids, or fluids. The practice of hydrogeology means the performance of or offer to 
perform any hydrogeologic service or work in which the public welfare or the safeguarding of life, health, 
environment, or property is concerned or involved. This includes the collection of geological data, and 
consultation, investigation, evaluation, interpretation, planning, or inspection relating to a service or work that 
applies hydrogeology. 

"Hydrophytic vegetation" means macrophytic plant life growing in water or on a substrate that is at least 
periodically deficient in oxygen as a result of excessive water content. The presence of hydrophytic vegetation 
must be determined following the methods described in the “1989 Federal Manual for Identifying and 
Delineating Jurisdictional Wetlands.” 

Hydrogeologic critical area assessment" means a study conducted to add or remove areas to the CARA 
classification map. The City will determine if site characteristics meet the mapping criteria for a CARA 
designation. 

άIέ 5ŜŦƛƴƛǘƛƻƴǎ 

"IC" or "IC-CI" means the Intensive Commercial zone established in IMC 18.400.140.D.  

https://www.lawinsider.com/dictionary/human-scale
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 Imminent danger is a new definition.  

"Imminent danger" means a condition which could cause damage to real property, or serious or life-threatening 
injury or death at any time. 

"Impact" is/are the effect(s) or consequence(s) of actions. 

“Impact fee” means a payment of money imposed by the City of Issaquah on development activity pursuant to 
this Code as a condition of granting development approval in order to pay for the public facilities needed to 
serve new growth and development. "Impact, adverse, detrimental, or negative" is an impact that causes 
damage or degradation of some sort. 

"Impact, significant" means that there is a reasonable likelihood of more than a moderate adverse impact, for 
example, on environmental quality. 

"Indemnify" means to make compensation to for incurred hurt, loss, or damage. 

"Ingress" refers to the action or right of going into or entering a property or roadway. 

"In-kind compensation" means to replace wetlands with substitute wetlands whose characteristics (vegetative 
class, function and value) and wetland rating or category closely approximate those destroyed or degraded by a 
regulated activity. 

"In Lieu Fee Program" means an agreement between a local, state, or federal regulatory agency and a single 
sponsor, generally a public agency or non-profit organization. 

"Insurance" means coverage by contract whereby one party undertakes to indemnify or guarantee another 
against loss by a specified contingency or peril. 

"Intensity" is the combination of factors (such as visual appearance, building size, traffic generation, noise, dust, 
light and economic value) associated with a particular use that determines the potential impact of that use on 
neighboring land uses. The higher the intensity, the greater the possible impact on neighboring land uses. 
Generally, the intensity of a land use will affect its compatibility with other land uses. (See also Density.) 

"Intensive Commercial" means a commercial use which has one or more of the following elements which may 
have a significant adverse effect on adjacent uses: unscreened outdoor storage; vehicle traffic; building bulk; 
production of noise, glare or smoke. 

"Intensive Convenience store" means retail business enclosed within a structure with the majority of sales 
relating to food and associated items, and which include any of the following: 

a. Outdoor storage which is 5% or more of the building square footage; 

b. Floor space for food preparation, related activities, and other space not accessible to the public, 
which exceeds 40% of the floor area; 

c. Vehicular traffic or any type of fumes, odors or emissions which may have a significant adverse 
effect on adjacent uses; 

d. Gasoline pump(s) and/or island(s); 

e. Open any time between the hours of 10:00 p.m. and 6:00 a.m.; 

f. State lottery ticket sales; or 

g. Building size larger than 4,000 square feet. 

"Interagency Joint Guidance" means best available science on wetland mitigation in Washington State produced 
by several regional agencies, or as revised. Citied: Washington State Department of Ecology, U.S. Army Corps of 
Engineers Seattle District, and U.S. Environmental Protection Agency Region 10. (2021). Wetland Mitigation in 

https://www.merriam-webster.com/dictionary/compensation
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Washington State–Part 1: Agency Policies and Guidance (Version 2). Washington State Department of Ecology 
Publication #21-06-003. 

"Invasive plants" means plants (such as English ivy, Himalayan blackberry, Japanese knotweed, morning glory, 
and Scotch broom) that are exotic species and are able to gain dominance over other plants. Invasive plants 
include noxious weeds per the King County Noxious Weed Control Board as they are required to carry out the 
mandates of the State Weed Control Law, Chapter 17.10 RCW. 

"Inverted crown" refers to the cross-sectional shape of a road surface, whereby the centerline of the road 
surface is lower in elevation than either of its edges of pavement. 

άJέ 5ŜŦƛƴƛǘƛƻƴǎ 

 

"Jail" means a facility operated by a governmental agency and designed, staffed and used for the incarceration 
of persons for the purposes of punishment, correction and rehabilitation following conviction of an offense. A 
jail may also include any of the following: holding facility prior to trial or sentencing; correctional facility; work 
farm/camp or work release facility; or youth detention facility. A “City Jail” is one that is accessory to a police 
station."Junk yard" means an area that is used for storage, sorting or processing of scrap metal, automobile 
bodies or farm machinery, scrap lumber or other salvage materials. 

άYέ 5ŜŦƛƴƛǘƛƻƴǎ 

" Kennel, commercial/boarding" means an establishment maintaining five (5) or more mature dogs and/or cats 
for breeding, sale, or boarding purposes. 

ά[έ 5ŜŦƛƴƛǘƛƻƴǎ 

"Landslide" means a general term to describe the downslope movement of a mass of soil, rock, debris or organic 
materials under the effects of gravity, and also the landform that result from such movement. A landslide occurs 
when the downslope component of forces (driving forces) acting on the slope exceeds that resistance of the 
material underlying the slope (resisting forces).  

"Landslide hazard area" is an area subject to severe risk of landslide, including: 

1. Any area with a combination of slopes greater than 15% and a height of 15 feet or greater and 
geomorphic evidence of landslide risk such as: 

a. Impermeable soils, typically silt and clay, frequently interbedded with granular soils predominantly 
sand and gravel;  

b. Springs or groundwater seepage; or 

c. Hummocky terrain, sag ponds, scarps, debris runout deposits, tension cracks, fissured/fractured or 
slickensided soil deposits, or highly to completely weathered bedrock deposits; 

2. Any area with evidence of slope movement during the Holocene epoch (last 10,000 years) or is 
underlain by mass wastage debris of that epoch; 

3. Areas mapped as landslides, mass wasting or landslide hazard areas on published geologic maps, City 
and County hazard maps, and Washington Department of Natural Resources online geologic map 
resources; 

4. Any area potentially unstable as a result of rapid stream incision, stream bank erosion, or undercutting 
by wave action; and 
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5. Any area located on an alluvial fan, presently subject to or potentially subject to, inundation by debris 
flows or deposition of stream-transported sediments. 

"Land use" is a description of how land is occupied or utilized. 

"Land use action" describes all Project Permits and including, but not limited to, other related land use actions 
such as the adoption or amendment of a comprehensive plan, subarea plan, development regulations, and 
annexations. (See also Project Permit.) 

"Land use decision" is a final determination by the City body or officer with the highest level of authority to 
make the determination, including those with authority to hear appeals (RCW 36.70C.020(1)). 

"Land use permit" is an approval for how land is occupied or utilized and are not permits for construction. 

"Landmark Tree" means a tree greater than 30 inches d.b.h.  

"Landscape" is the presence of plant material, including lawn, ground covers, trees, and shrubs. Landscape can 
also include decorative outdoor landscape elements such as rock, wood and other natural materials, land 
berming, pools, benches, fountains, sculptures, lighting, and decorative paving surfaces.  

"Landscape Architect" means a person licensed by the State of Washington to engage in the practice of 
landscape architecture as defined by RCW 18.96.030. 

"Landscape/Amenity Zone" means the area located between the sidewalk and the back of the curb including but 
not limited to street trees, pedestrian lighting, landscaping and/or seating. 
"Landscape Screening" means the installation of at grade plantings, shrubbery, bushes or other foliage intended 
to screen or buffer land uses from public view. 

"Large satellite dish" is any satellite dish antenna(s) whose diameter is greater than four feet. (See “Satellite dish 
antenna(s).”) 

"Large vehicle and heavy equipment sales/dealership" means a use involving the display, sale and leasing of new 
or used heavy equipment, construction equipment, mobile homes, RVs, tractor trailers, campers and/or similar 
vehicles/items. 

"Lead agency” is the public agency that has the principal responsibility for carrying out or approving a project. 

"Lease" is a contract outlining the terms under which one party agrees to rent property owned by another party. 
It guarantees the lessee, also known as the tenant, use of the property and guarantees the lessor (the property 
owner or landlord) regular payments for a specified period in exchange. 

"Legal nonconforming" means a lot, use, site element, or structure that was legally established under the 
regulations in place at the time it was established, but no longer conforms to applicable regulations due to 
changes in regulations or due to annexation. 

"LEED" stands for Leadership in Energy and Environmental Design, and is an ecology-oriented building 
certification program run under the auspices of the U.S. Green Building Council. 

"LEED Gold" refers to the "gold" level of LEED certification for a building project, which is proceed by the silver 
level and prior to the platinum level. 

"Legislative Reclassification/Rezone" means a process initiated by the City to rezone land to be consistent with 
the City’s Comprehensive Plan. Legislative reclassification/rezone may be initiated by the City Council, the 
Administration, or the Planning Policy Commission (PPC). It may include “area wide” rezoning or specific parcels 
of land. 

"Level of Service (LOS)" is the relationship between vehicular traffic volumes and roadway intersection capacity, 
as specified in this chapter. 

https://www.investopedia.com/terms/l/lessee.asp
https://www.investopedia.com/terms/l/lessor.asp
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"Level of Review" refers to the degree to which a project or permit is examined, with the possibility or intention 
of instituting change if necessary. 

"LiDAR" stands for Light Detection and Ranging. LiDAR is a remote sensing method that uses pulsed laser light to 
measure ranges or variable distances. 

"Light equipment" means construction equipment including, but not limited to, chain saws, wheelbarrows, post-
hole diggers and all handheld tools. 

"Light Manufacturing" is an establishment of thirty thousand (30,000) square feet or less with all operations 
conducted completely indoors involving the manufacture of finished products or parts, predominantly from 
previously prepared materials, including processing, fabrication, assembly, treatment, packaging, incidental 
storage, sales, and distribution of such products, but excluding basic industrial processing with no external 
transmissions, such as heat, light, sound, or odor generated from operations. 

"Live/Work Unit" is a structure or portion of a structure meets all of the following: 

6. that combines a retail, commercial, or manufacturing activity with a residential living space for the 
owner or an employee;  

7. where the resident owner is an employee of the on-site business; and 

8. where the business conducted receives a valid business license. 

"Local Newspaper" includes any newspaper of general circulation in Issaquah, including, but not limited to: 
Issaquah Press, Issaquah Reporter, and/or Seattle Times. 

"Lot" is a designated parcel, tract or area of land established by plat, subdivision, or as otherwise permitted by 
law, to be used, developed, or built upon as a unit. 

"Lot line, front" is, in the case of an interior lot, the lot line which abuts upon a street; in the case of a corner lot 
or through lot, the lot line having the least frontage on a street. 

"Lot line, rear", is a lot line opposite and most distant from the front lot line, and, in the case of a triangular or 
odd-shaped lot, a line ten feet in length within the lot, parallel to and at a maximum distance from the front lot 
line. 

"Lot line, side" is any lot boundary line which is not a front or rear lot line. 

"Low flying" means flying an aircraft at elevations below what is considered legal, defined by Federal Aviation 
Regulations. 

"Low Impact Development Best Management Practices (LID BMPs)" means distributed stormwater management 
practices, integrated into a project design, which emphasize pre-disturbance hydrologic processes of infiltration, 
filtration, storage, evaporation, and transpiration. LID BMPs include, but are not limited to: bioretention, rain 
gardens, permeable pavements, downspout full infiltration, downspout dispersion systems, perforated stub-out 
connections, full dispersion, post-construction soil quality and depth, minimal excavation foundations, 
vegetated roofs, and rainwater harvesting. 

"Low volume irrigation" means the type of water system in which a precise amount of water is applied directly 
to the root zones of plants, typically measured in gallons per hour. 

άaέ 5ŜŦƛƴƛǘƛƻƴǎ 

"M" means the Mineral Resource zone established in IMC 18.400.190. 

"Mailing service" is a commercial or public retail/service use consisting primarily of postal services such as mail 
and parcel drop-off and pick-up and/or office services such as copying or related document preparation. 
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"Maintenance" means a procedure intended to assist with the long-term health of critical areas, including the 
maintenance period relating to a restoration or creation project. This definition does not include the 
performance of complex restoration efforts that change the character, size, or scope of a project beyond the 
original design or efforts to drain, dredge, fill, flood, or otherwise alter critical areas. 

"Manufactured home" is a dwelling on one or more chassis for towing to the point of use which bears an 
insignia issued by a state or federal regulatory agency indicating that the structure complies with all applicable 
construction standards of the U.S. Department of Housing and Urban Development definition of a 
“manufactured home.” In addition, the manufactured home is comprised of at least two fully enclosed parallel 
sections each of not less than 12 feet wide by 36 feet long; was originally constructed with and now has a 
composition of wood shake or shingle, coated metal, or similar roof of not less than three to 12 pitch; and has 
exterior siding similar in appearance to siding materials commonly used on a conventional site-built Building 
Code single family residence. A mobile home is not a manufactured home. Manufactured homes are further 
classified as follows: 

1. Multi-wide: Having a minimum width of not less than 17 feet as measured at all points perpendicular to 
the length of the manufactured home; and  

2. Single-wide: Having a minimum width less than 17 feet as measured at any point perpendicular to the 
length of the manufactured home. 

"Manufactured home development" is a general category of development that includes manufactured home 
subdivisions and manufactured home parks. 

"Manufactured home subdivision" is a subdivision designed and/or intended for the sale of lots for siting 
manufactured homes. 

"Manufactured housing community" is any piece of real property under single ownership or control for which 
the primary purpose is the placement of two or more manufactured homes for permanent residential dwellings 
and for the production of income. “Manufactured housing community” does not include real property used for 
the display and sale of manufactured homes, nor does it include real property used for seasonal recreational 
purposes only, as opposed to year-round occupancy. 

"Marijuana" as defined in RCW 69.50.101 Definitions. 

"Marijuana-infused products" as defined in RCW 69.50.101 Definitions. 

"Marijuana processor" as defined in RCW 69.50.101 Definitions. 

"Marijuana producer" as defined in RCW 69.50.101 Definitions. 

"Marijuana retailer" as defined in RCW 69.50.101 Definitions. 

"Marina" is an establishment providing docking or moorage space for pleasure boats or yachts, and related 
activities limited to the provision of minor boat repair and personal services such as showers, toilets and self-
service laundries. 

"Massing" is a building’s most basic shape as defined by the width and height, and often represented as one or 
more volumetric solids, or massing modules. Also called mass. 

"Mass Reduction" means strategies that are used to reduce the perceived mass of a building, often consistent of 
a change in height and shift in façade plane.  

"Mass Reduction Techniques" (also Modulation) are variations of a building’s mass through the use of 
techniques that reduce the bulkiness of a building or make a building more interesting to the pedestrian; mass 
reduction techniques include shifts in plane, changes in height, or added architectural interest highlighting the 
primary entrance. Modulation adds interested and complexity to the shape of the building, complementing the 
pedestrian realm.  
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"Maximum exterior lighting level" means the maximum initial horizontal illuminance allowed measured in 
footcandles at grade at any given exterior point on a site, including partially enclosed outdoor spaces such as 
under canopies, on balconies, or the outermost open portions of parking structures. 

"Medical and dental offices" means professional medical and dental offices for the examination and treatment 
of human patients, but without provision for keeping such patients overnight on the premises (outpatient care 
services); includes chiropractic, counseling, massage therapy, and physical therapy. May include accessory 
pharmacies and research facilities. 

"Memorial chapel" is a memorial chapel is similar in use to a church or other religious facility, is typically smaller 
in scale, and typically has no accessory uses. No funeral home activities such as embalming or related burial 
preparation services are permitted. 

"Mezzanine" is a partial story between two (2) main stories of a building; the lowest balcony in a theater or the 
first few rows of that balcony. 

"MF-H" means the Multi-Family – High zone established in IMC 18.400.070.B. 

"MF-M" means the Multi-Family – Medium zone established in IMC 18.400.070.A. 

"Microbrewery" is an operation where specialty beer is produced and distributed to a lesser extent than a “full 
brewery” according to the brewery industry standards. For the purpose of this Code, if the majority of the 
square footage of the microbrewery building and related structures is devoted to the process of brewing beer, 
storing and/or distributing the beer, then the primary use shall be classified as “Manufacturing.” If the majority 
of the square footage of the microbrewery building and related structures is devoted to such uses as a tasting 
room, restaurant and/or gift shops, the brewery operation is considered an accessory use. The review process, 
development standards and parking requirements shall be based on the primary use. 

"Mineral extraction/mining" is the commercial extraction or recovery of minerals by: 

1. Quarrying, mining, and the extraction of minerals, and 

2. Surface extraction of coal, metallic and nonmetallic minerals and the surface uses associated with 
subsurface extraction, and the screening, crushing, washing or other preparation of such minerals for 
commercial use. 

"Mineral extraction/processing" means the commercial extraction/processing of minerals by: 

1. Processes and methods identified or employed in activities according to the Standard Industrial 
Classifications (SIC) as defined by the Occupational Safety and Health Administration of the United 
States Department of Labor for SIC Major Groups 10, 12, and 14 and SIC Descriptions 2951, 3271 and 
3273. 

2. Asphalt and concrete batching and recycling as an accessory to a primary mineral extraction use, or as a 
continuation of a mineral processing use established prior to August 2, 1999. 

"Minerals" means sand, gravel, rock, silica, peat, earth, clay, metallic and nonmetallic minerals, coal and other 
natural deposits. 

"Mitigation" means actions which avoid, minimize, rectify, reduce, eliminate, compensate, or correct otherwise 
probable significant adverse environmental impacts. 

"Mitigation banking" means a system for providing compensatory mitigation in advance of authorized impacts of 
development in which a third party generates credits through restoration, creation, and/or enhancement of the 
critical area, for example, the restoration, creation, and/or enhancement of wetlands, and in exceptional 
circumstances, preservation of adjacent wetlands, wetland buffers, and/or other aquatic resources; provided, 
that no net loss of wetlands occurs. Credits generated can be used to compensate for impacts by other parties 
when permits allow. 
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"Mitigation plan" means a plan conducted by a qualified professional describing the design and/or 
implementation of any or all of the actions listed in the definition of “mitigation” in this section. 

"Mitigation project" means actions necessary to replace project-induced critical areas and buffer losses, 
including land acquisition, planning, construction plans, monitoring and contingency action. 

"Mixed Use" means use of a property to include a structure or structures that contain more than one use with a 
variety of complimentary and integrated uses, such as, but not limited to, residential, office, manufacturing, 
retail, public, or entertainment, in a compact urban form. The mix of uses could be either vertically or 
horizontally integrated. 

"Mixed use development, residential" means developments which combine residential dwelling units with 
commercial uses within the same structure, for example, a building which has an office and cafe on the ground 
or street level and two (2) stories of multifamily dwellings above the ground or street level. 

"Mobile home" means a factory assembled dwelling unit with the necessary service connections and made so as 
to be readily mobile on its own running gear. A mobile home does not meet applicable HUD manufactured 
housing standards of June 15, 1976. This definition does not include modular homes, manufactured homes, 
commercial coach, recreational vehicles or motor homes. 

"Modeling" is the use of computer models by the City to forecast traffic flow, evaluate intersection impacts, and 
determine trips in the trip bank. The computer models are dynamic tools; the models are regularly updated 
(approximately every two to three years) to include trips from concurrent development and planned 
development, and changes in the City’s street system. 

"Modification of use, or development" means any change or alteration in the arrangement, placement or 
construction of any existing use, structure, or associated site improvement, and any change or alteration of land. 

"Modular home" is a factory constructed residential structure which meets the requirements of the Building 
Code for site-built homes. 

"Modulation" means variations in a building’s mass through the use of techniques that reduce the bulkiness of a 
building or make a building more interesting to the pedestrian. 

"Monitoring" means evaluating the impacts of development on the biological, hydrological and geological 
elements of such systems and assessing the performance of required mitigation measures through the collection 
and analysis of data by various methods for the purposes of understanding and documenting changes in natural 
ecosystems and features and includes gathering baseline data. 

"Motel" is a group of attached or detached buildings on the same lot containing individual sleeping quarters, 
with not more than 50% of the units containing cooking facilities, for rental to the public. Motels generally have 
25% or more individual sleeping quarters. 

"MU" or "MU-CI" means the Mixed-Use zone established in IMC 18.400.150.A. 

"Multi-Tenant Center" means a group of retail shops, restaurants, and other businesses with a common interest 
in soliciting sales, located on a contiguous site(s), designed and built as a unit or organized as a unified and 
coordinated shopping center or area. It is planned, developed, owned and managed as a single property, 
typically with on-site parking provided. The center’s size is generally determined by the market characteristics of 
the trade area served by the center. 

"Multi-stemmed trees” See “Diameter-breast-height (d.b.h.) 

"Munsell Book of Color" is an internationally recognized color system that is based on the perceived brightness 
of color, that is the wavelength of color that is detected by the human eye. This system defines color by chroma, 
or visible wavelengths, and is helpful in determining overly bright, fluorescent colors. 

"MUR" means the Mixed-Use Residential zone established in IMC 18.400.150.D. 
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"Museum/art gallery, nonprofit" is an institution for the public presentation and viewing of art and/or historic 
artifacts owned and operated by a public or private nonprofit entity. See Studio/gallery for commercial uses that 
sell art items. Does not include any adult entertainment facility. 

άbέ 5ŜŦƛƴƛǘƛƻƴǎ 

"Native Growth Protection Easement (NGPE)" means an easement granted to the City or other nonprofit entity 
for the protection of native vegetation within a critical area or critical area buffer. 

"Native tree" means the trees and plants native to western Washington."Native vegetation" means vegetation 
comprised of plant species which are indigenous to the King County lowland region and which reasonably could 
have been expected to naturally occur on the site. Native vegetation does not include noxious weeds. 

“Neighborhood scale” as it is used in the Table of Permitted Land Uses, refers to buildings and/or uses with floor 
area equal to or less than four thousand (4,000) gross square feet for purposes of proportionate mass and scale, 
limited nonresidential activity, limited vehicular trip generation, and limited parking demand for compatibility 
with surrounding residences. 

"Noise" means the intensity, duration and character of sounds from any and all sources. 

"Nonconforming lot" means a lot lawfully existing at the time the ordinance codified in this code becomes 
effective, which does not meet the area, width, depth or street frontage regulations requirements of the zone in 
which it is located. 

"Nonconforming site" means a lot which does not conform to site development regulations, including but not 
limited to the landscaping, parking, fence, driveway, street opening, pedestrian amenity, screening and curb cut 
regulations of the district in which it is located due to changes in code requirements or annexation. 

"Nonconforming situation" means a use, structure, lot, or site characteristic, legally created and in conformance 
with prior or existing zoning regulations, or legally nonconforming under prior or existing zoning regulations, 
which does not conform to applicable regulations due to changes in code requirements or annexation. 

"Nonconforming structure" means a building or structure or portion thereof lawfully existing at the time the 
ordinance codified in this code becomes effective, which was designed, erected, or structurally altered, for a use 
that does not conform to the use regulations of the zone in which it is located, or which does not conform to the 
dimensional regulations, including but not limited to setback, height, lot coverage, density and building 
configuration or other provisions established in this code for the zone. 

"Nonconforming structure/use, discontinued" means a nonconforming use or structure shall become 
discontinued when one of the following conditions occurs: 

1. The use is succeeded or replaced, through the appropriate process, by a permitted use; or 

2. The use or structure is succeeded or replaced by another use or structure that is less nonconforming; or 

3. The use is terminated with the intent to abandon and not be re-established within 12 months; or 

4. The structure or use is damaged, and a complete application for reconstruction or replacement is not 
submitted to the Permit Center within one year of such damage; or 

5. The structure is damaged and the replacement of the nonconforming use and/or structure is denied 
through the appropriate development review process. 

"Nonconforming use" means a use which lawfully occupies a building or land at the effective date of this Code or 
future amendments and which, by reason of the adoption of this Code, future amendments or by annexation, 
becomes a use which does not conform to the regulations of the zone in which such use is located. 

"Nonmotorized facilities" means a collective term used to describe all features provided to enable and support 
transportation by nonmotorized means including, but not limited to: sidewalks, walkways, bicycle lanes, shared 
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use corridors, trails, bicycle parking, benches, and similar pedestrian- and bicycle-oriented items (may also 
appear as nonmotorized facilities). 

 Revised "native vegetation" and "nonnative invasive vegetation" to specify King County lowland region. 

"Nonnative invasive vegetation" means vegetation, plant species and cultivars that are not indigenous to the 
lowland King County region and which establish and propagate with such vigor as to outcompete native 
vegetation and result in the degradation of the natural environment. Nonnative invasive vegetation includes 
noxious weeds (defined below) such as but not limited to Himalayan blackberry (Rubus discolor, R. procerus), 
Evergreen blackberry (R. lacinatus), Ivy (Hedera spp.), Holly (Ilex spp.), and Japanese knotweed (Polygonum 
cuspidatum). 

"Normal rainfall" means rainfall which is at or near the mean of the accumulated annual rainfall record, based 
upon the water year for the City as recorded at an official rain gauge in the Issaquah area designated in an 
administrative rule by the Public Works Director, or if no such designation is made, the official annual rainfall as 
obtained from information in the Draft Issaquah Valley Groundwater Management Plan. 

"Notice of decision" means a written notification of final decision in accordance with RCW 36.70B.130. 

"Noxious weed" means any plant which when established is highly destructive, competitive, or difficult to 
control by cultural or chemical practices (see Chapter 5.10 RCW). The state noxious weed list in Chapter 16-750 
WAC is the officially adopted list of noxious weeds as compiled by the State Noxious Weed Control Board. Also 
included as noxious weeds are those listed with the King County Noxious Weed List, WAC 16-750-0005. 

"Nuisance" means any use, activity or structure that interferes with the enjoyment and use of one’s property by 
endangering personal health or safety, offending the human senses and/or failing to conform with the 
provisions, intent, or standards of the district in which the use, activity or structure occurs. 

 Nuisance Tree is a new definition.  

Nuisance Tree: A tree that meets any of the following criteria:  

6. A tree causing obvious physical damage to private or public structures, including but not limited to 
sidewalk, curb, road, driveway, parking lot, building foundation, or roof; or  

7. A tree that has sustained damage from past maintenance practices; or  

8. The problems associated with the tree must be such that they cannot be corrected by reasonable 
practices including but not limited to pruning of the crown or roots of the tree, bracing, and/or cabling 
to reconstruct a healthy crown.  

"Nursery stock" is a plant material that meets the general specifications of the American Nursery and Landscape 
Association (ANLA). 

άhέ 5ŜŦƛƴƛǘƛƻƴǎ 

"Occupancy" means the purpose for which a structure, portion of a structure, or lot is used or intended to be 
used. For purposes of this Code, a change of occupancy is not intended to include a change of tenants or 
proprietors, but is intended to indicate a change in the type of use. 

"Odd-shaped lot" means a lot with a boundary shape different than a triangular, square or rectangular shape. 

"Off-site compensation: To replace wetlands away from the site on which a wetland has been impacted by a 
regulated activity. 
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"Off-street Parking" means a parking space(s) and associated driveway(s) located beyond the right-of-way of a 
highway, street, or alley. 

"Office park" means a large tract of land that has been planned, developed, and operated as an integrated 
facility for a number of separate office buildings and supporting ancillary uses with special attention given to 
circulation, parking, utility needs, aesthetics, and compatibility with surrounding uses. 

"Office/professional/financial" means establishments such as those engaged in providing internal office 
administration, the headquarters and/or the administrative office for a major corporation or establishments 
engaged in providing professional services such as advertising, architecture, consulting, engineering, finance, 
insurance, law, real estate, software design and technical support to business establishments or individual 
clients from an office setting with no on-site manufacturing or outdoor storage. This use classification includes 
banks and similar financial institutions. 

"Office, professional, service related" means establishments engaged in providing services to business 
establishments or individual clients from an office setting with no outdoor storage. 

"On-site compensation" means to replace wetlands at the site on which a wetland has been impacted by a 
regulated activity. 

"Open space" is that portion of a site which is left in its natural state or specifically designated to be used for 
recreation, resource protection, agriculture, greenbelt or amenity and is not covered with structures, roads or 
parking areas. Open space does not include land occupied by roads, road rights-of-way, public sidewalks or 
parking areas. Open space does not include the yards, courtyards or individual lots of residential units. Open 
space recreational uses may contain impervious surfaces.  

"Open space, common" means open space within or related to a development, not in individually owned lots or 
not dedicated for public use, but which is designed and intended for the common use or enjoyment of the 
residents of the development. 

"Open space, common usable" includes those areas not on individually owned lots that are accessible for a 
variety of recreation uses, including, but not limited to, trails, picnic areas and other recreation. Pervious 
surfaces, which are critical areas and their associated buffers, are not defined as “common usable open space.” 

"Ordinary high water mark (OHWM)" means on all lakes, streams, and tidal water is that mark that will be found 
by examining the bed and banks and ascertaining where the presence and action of waters are so common and 
usual, and so long continued in all ordinary years, as to mark upon the soil a character distinct from that of the 
abutting upland, in respect to vegetation as that condition exists on June 1, 1971, as it may naturally change 
thereafter, or as it may change thereafter in accordance with permits issued by a local government or the 
department; provided, that in any area where the ordinary high water mark cannot be found, the ordinary high 
water mark adjoining salt water is the line of mean higher high tide and the ordinary high water mark adjoining 
freshwater is the line of mean high water. 

"Other adult entertainment facility"  as defined in IMC 5.10.030 Definitions. 

"Out-of-kind compensation" means to replace wetlands with substitute wetlands whose characteristics 
(vegetative class, functions and values) do not closely approximate those destroyed or degraded by a regulated 
activity. Plant associations of infrequent occurrence: One or more plant species on a landform type which 
because of the rarity of the habitat or the species involved or both, or for other botanical or environmental 
reasons, do not often occur in the City or King County. 

"Outdoor lighting" means all lighting of a building and/or building site that is located outdoors, including parking 
lot lighting, building facade lighting, canopy lighting, and interior lighting of parking garages that is measurable 
and visible through openings in the facade 

"Outpatient Clinic" means a structure for the medical examination and treatment of human patients, but 
without provision for keeping such patients overnight on the premises. 
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άtέ 5ŜŦƛƴƛǘƛƻƴǎ 

"P.M. Peak Hour" is the two hour time period between 4:00 p.m. and 6:00 p.m. on a weekday with the highest 
number of trips on the City’s street system. 

"Parallel" For purposes of major street identification for a level of review determination, “parallel” and/or 
“generally parallel” shall mean an angle of 45 degrees or less to the freeway (including on-ramps or off-ramps) 
consistent with the use of the term “parallel” in Chapter 18.11 IMC, Sign Code. 

"Parcel" means a lot or tract of land. 

"Park" means a site designed or developed for recreational use by the public including, but not limited to, indoor 
facilities such as museums, swimming pools and skating rinks, and outdoor facilities such as play fields, sport 
courts, fishing areas, and areas and trails for hikers, equestrians, or bicyclists. 

"Park and ride lot" means vehicle parking specifically for the purpose of access to a public transit system. 

"Parking lot" means an area not within a building where motor vehicles may be stored for the purposes of 
temporary, daily, or overnight off-street parking. 

"Parking lot or garage, commercial" means a “commercial parking lot” is not accessory to a particular use, yet 
stands alone as an individual commercial use as fees are collected through meters or other methods. Parking 
spaces within a “commercial parking lot” may be used to fulfill shared parking or required parking for uses 
adjacent to the parking lot only when a binding contract between the “lot” owner and the “use” owner has been 
approved by the City. 

"Parking Structure" means a structure where motor vehicles may be stored for the purposes of temporary, daily, 
or overnight off-street parking. The structure may be free standing or incorporated into another building and 
may have some occupied uses contained within the structure. Carports are not considered structured parking. 
"Party of record" means the applicant and any other person who has submitted written comment on any action 
or proposed action, or who has appeared at a public hearing or public meeting and signed an official register 
requesting notice of further action. 

"Pawn shop" is an establishment that lends money at interest in exchange for valuable personal property left as 
security, and including the sale of the same personal property and other goods or merchandise to the general 
public for personal or household consumption, and rendering services incidental to the purchase and sale of 
such goods. 

"Pedestrian Friendly" refers to designs that support and encourage walking. Pedestrian friendly routes are safe, 
accessible, direct, easy-to-use, and connected. They also use scale, character, materials, and other elements to 
communicate this priority and create routes that appeal to pedestrians. Also known as “Pedestrian Oriented”. 

"Pedestrian-oriented/pedestrian orientation" means those uses, structures, or areas which, because of scale, 
character, materials, accessibility or other element, encourage walking and wheelchair use. 

"Pediment" means a triangular space forming the gable of a two pitched roof in classic architecture; a similar 
form used as a decoration. 

"Peer Review" means a review of a geologic critical area study, conducted by a qualified professional to check 
for compliance with minimum code standards, completeness, to note obvious factual errors, consistency of data 
with conclusions, and standards of geotechnical practice, as well as to identify areas where the proposed design 
may lead to future significant problems. Guidelines for peer reviewers should follow the California Geotechnical 
Engineers Association, Recommended Practice, Peer Review Guidelines Copyright 2004 by CGEA. 

"Pergola" means a landscape feature consisting of an open frame with horizontal and/or vertical lattice work. It 
must be at least 50% open on all sides and the roof. 
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"Permit" means written governmental approval issued by an authorized official, empowering the holder thereof 
to take some action permitted only upon issuance of written approval. 

"Permit holder" means ____. 

"Permitted land use" means the occupation or utilization of land as allowed by the City of Issaquah upon 
issuance of written governmental approval. 

"Personal grooming services" means retail service businesses related to personal grooming such as barber 
shops, beauty shops, hair salons, nail salons, and tanning salons. May include accessory retail sales of related 
products. Does not include any medical services. 

"Pervious surface" means a surface which does not prevent or retard the entry of water into the soil mantle as 
under natural conditions prior to development. Open, uncovered retention/detention facilities shall not be 
considered as impervious surfaces. (See also Impervious surface.) 

"Pesticide" means any substance used for the control of insects, mites, mollusks, nematodes, weeds, fungi, 
bacteria, or rodents, or any substance used as a defoliant, desiccant, or growth regulator. 

"Pet daycare" means a soundproofed, indoor retail service use providing daily pet boarding without keeping 
animals overnight. 

"Pet shop" means establishments engaged in the retail sale and grooming of pets and small animals, and the 
sale of pet supplies. 

"Planning Director/Manager" means the Director of the Planning Department or his/her designee. 

"Plant, noxious/destructive" means plants listed on the King County Noxious Weed list and Weeds of Concern 
list, such as purple loosestrife or invasive forms of ivy, which are harmful or destructive because of growth 
patterns or other negative attribute. 

"Plaza" means an element of public realm that is an outdoor, open gathering place that is designed for multi-
functional public access. The Plaza may contain a variety of design treatments, including both soft and hard 
surfaces, though typically more hardscape, and is partially or completely surrounded by buildings and/or streets. 
"PO" means the Professional Office zone established in IMC 18.400.140.C. 

"Pop-Up Retail" means a shop or store that is deliberately temporary or seasonal. 

"Practicable alternative" means an alternative that is available and capable of being carried out after taking into 
consideration existing technology, cost, and logistics in light of overall project purposes, and having fewer 
impacts to critical areas. It may include an area not owned by the applicant, which could reasonably have been 
or be obtained, utilized, expanded, or managed in order to fulfill the basic purpose of the proposed activity. 

"Pre-annexation agreement" means the legal process in which owners and/or representatives of a parcel or 
contiguous group of parcels in an unincorporated area create a contract with the adjacent City jurisdiction 
regarding the potential for that unincorporated area becoming part of the City’s jurisdiction. A pre-annexation 
agreement may contain provisions for development standards, and coordination between the City and County. 
To be valid, the agreement must be approved by the City Council, and the owners of the parcel or group of 
parcels. 

"Predecision hearing, open record" means an open record hearing may be held prior to the City’s decision on a 
Project Permit. An open record predecision hearing may be held on an appeal if no open record predecision 
hearing has been held on the Project Permit. See Public hearing. 

"Primary Residence" means the principal place of residence, usually in reference to a single family home in 
which the residents live for the majority of the time. 

"Principal building" means a building in which is conducted the principal use of the lot on which it is located. 
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"Private" means solely or primarily for the use of the residents or occupants of the premises, for example, a 
noncommercial garage used solely by residents or their guests is a private garage. 

"Private outdoor retail display/sidewalk sale" means exhibit of goods which are directly accessible to the public 
for retail sale on private property. These display areas are accessory to the subject retail use. 

"Produce vending stands" means establishments engaged in the retail sale of local fresh fruits and vegetables 
and having permanent or temporary structures associated with such use. 

"Professional guest suite" means a facility, including an apartment or condominium, offering transient lodging 
accommodations on a short-term basis (less than 30 days), and which may include individual kitchen facilities in 
some or all of the units. 

"Project Permit or Project Permit application" means any land use or environmental permit or license required 
from the City for a project action, including but not limited to Building Permits, subdivisions, Shoreline 
Substantial Development Permits, Site Development Plan Review Permits or approvals required by the critical 
areas regulations (Chapter 18.802 IMC), site-specific rezones authorized by a comprehensive plan or subarea 
plan, but excluding the adoption or amendment of a comprehensive plan, subarea plan, or development 
regulations. 

"Property owner(s)" means the legal owner or owners of the property. 

"Proposed project" means a land use or construction project that is or will be the subject of an application for a 
project permit. 

"Protected area" includes all land within and surrounding the critical root zone of any trees to be preserved.  

"Protected tree" means any tree in a greenbelt, environmentally critical area, common area, approved 
landscape plan, right-of-way, City-owned property, a tree previously planted as a replacement tree, or a tree 
protected by any other measure. Protected trees are also those which are permanently protected by an 
easement, such as a Native Growth Protection Easement (NGPE), tract, or covenant restriction.  

"Protection measures" means a temporary fence or other structural barrier installed to prevent permitted 
clearing or construction activity from adversely affecting vegetation which is approved for retention in a Tree 
Removal Permit.  

"Pruning" means the proper selective removal of plant parts, including dead, damaged, and diseased wood as 
well as any weak crossing branches per ANSI standards.  

"Public areas" means those portions of a development intended for routine use and/or passage by the general 
public, customers, or visitors to the development. Public areas include, but are not limited to, parking lots, 
driveways, walkways, and plazas. 

"Public art" means any statue, painting, mural, sculpture, or other art form that is recognized by the Arts 
Commission and/or City Council. Public art is permitted in all zones of the City. 

"Public Benefit Project" means projects that provide a high degree of public benefit, including:  

1. public elementary, middle and high schools;  

2. “non-profit” City projects;  

3. affordable housing (low and medium); and  

4. essential public facilities, public facilities and utility facilities. 

"Public building" means a building, structure, or complex provided and maintained by a public entity or district 
and used for the purpose of providing some form of public service. Examples include but are not limited to City, 
county, water/sewer district, fire district, state and federal offices and buildings; public libraries; public park 
facilities such as an indoor pool and/or community center; and fire stations and related buildings. 
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"Public hearing" See also Appeal hearing, open record (same as open record hearing and includes open record 
predecision hearing): A hearing with advance public notice, where the public is given the opportunity to provide 
written and oral testimony and the testimony is made part of the official project record. The hearing, conducted 
by a single hearing body or officer authorized by the City to conduct such hearings, that creates the City’s record 
through testimony and submission of evidence and information. An open record hearing may be held prior to 
the City’s decision on a Project Permit to be known as an “open record predecision hearing.” 

"Public meeting" means an informal meeting, hearing, workshop, or other public gathering of people to obtain 
comments from the public or other agencies on a proposed Project Permit prior to the decision. A public 
meeting may include, but is not limited to, a meeting of the: Development Commission, Planning Policy 
Commission, advisory or ad hoc committee, staff-sponsored meeting, other Design Review or Architectural 
Board or scoping meeting on a draft environmental impact statement. A public meeting does not include an 
open record hearing. The proceedings at a public meeting may be recorded and a report or recommendation 
may be included in the City’s Project Permit application file (RCW 36.70B.020(5)). 

"Public Pedestrian Route" is a route within the public right-of-way that people take when walking along a street 
or corridor. In Olde Town, all the streets in the residential area are considered to be public pedestrian routes. 
Alleys or lanes may function as a public pedestrian route in circumstances where a property does not have 
street access, and residents to those properties must travel along an alley or lane to access the property.  

 

"Public Realm" means all external areas of the city (on public or private land) to which the public has regular 
access. This includes, for example, sidewalks, squares, plazas, bridges, walkways and associated outdoor spaces. 

"Public Recreation" means a recreational use maintained and operated by a governmental agency. 

"Public tree" A tree located in a greenbelt, Native Growth Protection Easement (NGPE), environmentally critical 
areas on City property, including street rights-of-way, City parks, landscaped areas of City public buildings, and 
City-owned greenbelts and open space areas. 

άvέ 5ŜŦƛƴƛǘƛƻƴǎ 

 Added “Qualified Professional Arborist” to replace “Arborist, certified” 

"Qualified Professional" means a person who performs work and authors studies on geologic or environmental 
critical areas and meets the requirements listed as follows for Environmental and Geologic critical areas.  

1. Environmental critical areas studies (wetlands, streams, wildlife) – professional must have an 
undergraduate or higher degree from an accredited university or college in biology, botany, 
environmental science, or similar field and five years of work experience performing wetland studies 
(and/or professional certification), including field delineations, written studies, mitigation plans, or 
similar report.  
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2. Geologic critical areas studies (erosion, steep slopes, landslides, seismic, coal mine subsidence) – 
professional must be a Washington licensed engineer (geotechnical specialty), geologist or possess a 
geologic specialty license (engineering geology, hydrogeology). Geologic critical areas studies must be 
stamped by a licensed geologist/engineering geologist or hydrogeologist (if groundwater analysis is part 
of the critical areas study). A Washington licensed professional engineer (geotechnical or mining 
specialty) stamp is required on coal mine subsidence critical area studies. 

"Qualified Professional Arborist" is an individual with relevant education and training in arboriculture or urban 
forestry, having the International Society of Arboriculture (ISA) Tree Risk Assessment Qualification and one of 
the following credentials:  

1. ISA certified arborist;  

2. ISA certified arborist municipal specialist;  

3. ISA board certified master arborist;  

4. American Society of Consulting Arborists (ASCA) registered consulting arborist;  

5. Society of American Foresters (SAF) certified forester for forest management plans 

 Added qualified landscape designer 

"Qualified landscape designer" is a person who possesses a degree from an accredited institute of higher 
learning in one of the following fields or who has completed apprenticeship requirements or obtained 
professional certification in one of the following fields: landscape architecture, horticulture, floriculture, 
arboriculture, botany, wetland science, urban forestry, or a similar field. 

άwέ 5ŜŦƛƴƛǘƛƻƴǎ 

"Rapid charging station" means an industrial grade electrical outlet that allows for faster recharging of electric 
vehicle batteries through higher power levels, which meets or exceeds any standards, codes, and regulations set 
forth by Chapter 19.28 RCW and consistent with rules adopted under RCW 19.27.540. 

"Raptor" means a bird of prey which is a member of either the Falconiformes or Strigiformes orders. 

"Raw materials processing" means industrial processing of raw source materials such as wood and metal; 
includes uses such as metal fabrication and sawmills. 

"Real estate sales offices" means establishments engaged in providing real estate services to clients from an 
office setting with no outdoor storage. When associated with and occurring on the same or nearby site of a new 
development, the real estate sales office may be located within a temporary construction trailer. 

"Reasonable accommodation" means a reasonable accommodation is a change, exception, or adjustment to a 
rule, policy, practice, or service that may be necessary for a person with disabilities to have an equal opportunity 
to use and enjoy a dwelling, including public and common use spaces, or to fulfill their program obligations. 

"Reasonable modification" means a structural change made to existing premises, occupied or to be occupied by 
a person with a disability, in order to afford such person full enjoyment of the premises. Reasonable 
modifications can include structural changes to interiors and exteriors of dwellings and to common and public 
use areas. Examples include the installation of a ramp into a building, lowering the entry threshold of a unit, or 
the installation of grab bars in a bathroom 

"Reclassification/rezone" means to change the zoning district classification of particular lot(s) or parcel(s) of land 
through a contract reclassification or legislative rezone. 

"Recreation vehicle" means a vehicle, boat or trailer which is designed for temporary recreational or emergency 
habitation and which may be moved on public highways without a special permit for a long, wide, or heavy load. 
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"Recreational area/recreational facility" means a place designed and equipped for the conduct of sports, leisure 
time activities and other customary and usual recreational activities. 

"Recreational marijuana facility" means any facility used by a marijuana processor, marijuana producer, or 
marijuana retailer and operated under the provisions of Chapter 314-55 WAC. Medical marijuana collective 
gardens or any other facility established under the provisions of Chapter 69.51A RCW, Medical Cannabis, are not 
recreational marijuana facilities. 

"Release detection" means determining whether a release of a regulated substance has occurred from the 
storage system into the environment or into the space between the primary and secondary containment around 
the substance. 

"Replacement tree" means any tree that is planted in order to satisfy the tree replacement requirements of a 
tree permit.  

"Research facility" means an accessory educational or medical use dedicated to the routine study of scientific 
and technical processes and theories which does not include laboratory testing of known biohazards or living 
animals. (See also Laboratory facility and Research and development lab.) 

"Reservation of Capacity" is the portion of vehicle internal trip ends in the trip bank that is set aside to 
accommodate development that has received transportation concurrency approval but is not yet built or 
occupied or to accommodate the trips from any project failing concurrency in order to allow the applicant up to 
120 days to evaluate the options for achieving concurrency. 

"Reserved Parking" means a development area which is designated for future parking needs but is presently 
landscaped and/or contains impervious surface. For site and storm drainage calculations, reserved parking is 
considered impervious surface, as it may be converted to paved and striped parking. When the parking demands 
increase, this area can be converted into paved and striped parking. 

"Restoration" means actions performed to return a stream, wetland, or other areas to a state in which its 
stability and functions approach its unaltered state as closely as possible. 

"Retail, general, large scale" means a retail business enclosed within a structure thirty thousand (30,000) square 
feet or more offering retail merchandise or personal services. Accessory outdoor storage may be permitted, 
provided it complies with screening requirements. An outdoor display area may be permitted, provided it 
complies with related permit requirements. 

"Retail, general, midscale" means a retail business enclosed within a structure between four thousand (4,000) 
square feet and thirty thousand (30,000) square feet offering retail merchandise or personal services. General 
retail, midscale does not include any of the following: uses that include drive-through facilities, vehicles or 
machinery, and vehicle-related uses including fueling, repair or storage. Limited accessory outdoor storage may 
be permitted, provided it complies with screening requirements. A limited outdoor display area may be 
permitted, provided it complies with related permit requirements. 

"Retail, general, neighborhood scale" means a retail business enclosed within a structure up to four thousand 
(4,000) square feet offering retail merchandise or personal services. General retail, neighborhood scale does not 
include any of the following: uses that include drive-through facilities, vehicles or machinery, and vehicle-related 
uses including fueling, repair or storage. No outdoor storage is permitted. A limited outdoor display area may be 
permitted, provided it complies with related permit requirements. 

 For consistency, "Vending Stand" was changed to "Retail Stand". The word "agriculture" from the following 
definitions on accessory stands was deleted, as it limited accessory retail stands to just agricultural products 
and did not reflect the standards in the code.  

"Retail stand, accessory" means sale of products during certain times of the year, such as farm produce and 
Christmas trees, as well as the sale of food and beverage items, and/or sale of merchandise/services at a fixed 
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location that is accessory to a permitted land use without a permanent structure designated for this commercial 
activity. 

"Retail stand, non-accessory" means temporary, outdoor stand or any display for the purpose of retail sales of 
anything not identified in Retail stand, seasonal. The stand would be at a fixed location and either be on a vacant 
lot or selling items that are unrelated to an existing, permitted use. Retail stand, seasonal: Sale of certain 
agricultural products during certain times of the year, limited to farm produce and Christmas trees, at a fixed 
location without a permanent structure designated for this commercial activity. 

"Retail/service, general" means a commercial enterprise which provides goods and/or services directly to the 
ultimate consumer, whose goods are available for immediate purchase and removal from the premises by the 
purchaser and/or whose services are traditionally not permitted within an office use. The sale and consumption 
of food are included if: (a) the seating and associated circulation area does not exceed more than 10 percent of 
the gross floor area of the use, and (b) it can be demonstrated to the City that the floor plan is designed to 
preclude the seating area from being expanded. 

 

"Retaining wall" is a structure constructed to hold back or support an earthen bank, or to raise the grade of a lot. 

"Right-of-way" means a strip of land occupied or intended to be occupied by a street, crosswalk, railroad, 
electric transmission line, oil or gas pipeline, water main, sanitary or storm sewer main, shade trees, or other 
special use. 

"Riparian ecosystem" means the transitional area between upland areas and streams, distinguished by changes 
in biological and physical conditions, ecological processes, and vegetation. They are areas through which surface 
and subsurface water connect streams with their adjacent uplands. The bounds of the riparian ecosystem are 
coincident with the riparian management zone. 

"Riparian management zone (RMZ)" means an area of land designated for the purposes of management or 
regulatory protection that encompasses the riparian ecosystem and, when present, the channel migration zone. 

"Risk" means the likelihood of a tree failure occurring and the severity of the associated consequences to a 
target. 

"Rockery" means a structure constructed of boulders or rocks to prevent erosion of an existing slope, usually 
involving grading, filling or earth removal.  

"Roof, flat" is a roof with a very low or imperceivable slope, typically comprised of a parapet wall and may be 
used as a roof top deck or green roof. 

"Roof, gabled" means roof design with two sides of the roof sloping down from a common ridge peak to form a 
triangular wall end. 

"Roof, gambrel" means roof style with two different slopes between the ridge and the eaves, resembling that of 
a classic barn roof form. The lower slope is steeper than the upper slope. 

"Roof, hipped" means style of roof that slopes on the ends of the wall as well as the sides, so that the eave line 
formed is constant on all walls. 

"Roof, mansard" means a four-sided roof that slopes upward from the edge of the roof to a square peak. This 
type of roof has two different slopes around all sides of the structure, the upper of which may be nearly 
horizontal and the lower nearly vertical. 

"Roof, shed" means roof with only one sloping side. 

"Roof pitch" means the angle or steepness of a roof. Typically expressed as a certain rise over each 12 inches of 
run; for example, a 6:12 roof pitch rises six inches for every 12 inches of run. Also called “roof slope.” 

https://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=590
https://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=340
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"Roof shape" is the outermost line of a roof which contributes significantly to the overall style and character of a 
building. Roof shapes include pitched or gabled, shed, flat, or some variation, and using multiple roof shapes can 
contribute to creating a human scale building. 

"Routine maintenance/repair" means usual acts to prevent a decline, lapse, or cessation from a lawfully 
established condition that do not involve structural alteration or change to a nonconforming situation and result 
in a state comparable to the original condition, including but not limited to size, shape, configuration, location, 
and external appearance. 

"Routine stream maintenance" means the removal of instream organic and inorganic materials which could 
exacerbate erosion or flooding. 

ά{έ 5ŜŦƛƴƛǘƛƻƴǎ 

"SF-D" means the Single-Family – Duplex zone established in IMC 18.400.060.E. 

"SF-E" means the Single-Family – Estates zone established in IMC 18.400.060.B. 

"SF-S" means the Single-Family – Suburban zone established in IMC 18.400.060.C. 

"SF-SL" means the Single-Family – Small Lot zone established in IMC 18.400.060.D. 

"Salmonid" means a member of the fish family Salmonidae, including chinook, coho, chum, sockeye, kokanee, 
pink salmon, steelhead, cutthroat trout, and bull trout. 

"Satellite dish" is a dish-shaped structure or facility used to broadcast or receive television, radio, ham radio, 
shortwave radio, microwave, satellite, or other electronic signals. 

"Scale" is the perceived size of a building as it relates to its environment. Related to a buildings mass, but further 
breaks down a building’s shapes through materials, windows, and other architectural details. Objectives 
dictating scale will often require decreasing a building’s scale in efforts to provide a sense of human scale, and 
thus a more pedestrian-friendly environment. 

"Scenic corridor" See Corridor, scenic. 

"School, business" is a commercial or public school providing instruction solely in professional skills including, 
but not limited to, business management, accounting, secretarial skills, sales, marketing and merchandising. 

"School, college or university" is an educational institution authorized by the state to award associate, 
baccalaureate, or higher degrees. 

"School, elementary" is a public or private educational institutions authorized by the state which offer 
instruction to grades kindergarten through five or six. Includes Montessori or similar schools if they provide 
instruction to students in grades kindergarten through eight. See also School, primary or secondary. 

"School, high" is a public or private educational institutions authorized by the state which offer instruction to 
grades nine or ten through twelve. See also School, primary or secondary. 

"School, junior high/middle" is a public or private educational institutions authorized by the state which offer 
instruction to grades six through eight (middle school) or seven through nine (junior high school). See also 
School, primary or secondary. 

"School, preschool" See Day care operation. 

"School, primary or secondary" is a public and/or private educational institutions authorized by the state to offer 
instruction and award diplomas associated with grades one through twelve. Includes any facility providing 
instruction for one grade or a combination of grades in subgroups such as elementary schools, middle schools, 
junior high schools, and high schools. 
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"School, specialized instruction" is an educational institution which provides any type of specialized instruction 
to a minority group of the general population. 

"School, vocational/technical" is a commercial or public establishment offering training in a skill or trade to be 
pursued as a career. 

"Screening" is the method by which a view of one site from another adjacent site is shielded, concealed, or 
hidden, for example, by fences, walls, hedges, landscaping, berms, or other features. 

"Screening, opaque" is required in various sections of this code to minimize visibility to and from particular sites. 
Opaque screening may include masonry walls, solid wood fencing, chainlink fencing with permahedge inserts, 
chainlink fencing with opaque slates or evergreen plantings. 

"Scrub-shrub wetland" means a wetland with at least 30% of its surface area covered by woody vegetation less 
than 20 feet in height as the uppermost strata. 

"Secondary containment" means that tanks and piping used to store hazardous materials or contaminants have 
an inner and outer barrier, with an interstitial space that is monitored for leaks. 

"Sedimentation" means the action or process of deposition of soil and organic particles displaced, transported 
and deposited by water or wind. 

 Definition for "Seismic hazard areas" has been modified. 

"Seismic Hazard Area" means an area subject to severe risk of earthquake damage as a result of seismically 
induced settlement or lateral spreading. These conditions may occur in areas underlain by cohesionless soils of 
low density usually in association with a shallow groundwater table. 

"Semicutoff fixture" See Cutoff. 

"Senior housing" are dwelling units specifically designed for occupancy by persons of 55 years of age or older. 

"SEPA" means the State Environmental Policy Act. 

"Service area, local" is the City's adopted Potential Impact Area which includes: Issaquah’s Potential Annexation 
Areas; the Issaquah School District; and the Issaquah Creek Basin. 

"Service area, regional" is the City’s regional service area is generally defined as the Puget Sound Area. 

"Services, public" includes fire protection and suppression, law enforcement, public health, education, 
recreation, environmental protection, and other governmental services. 

"Services, urban" include water, sewer, convenient commercial areas and health care, and transportation 
alternatives. 

"Setback" is the required minimum horizontal distance between the building line and the related front, side or 
rear property line. Chimneys, flues, belt courses, sills, pilasters, ornamental features, cornices, eaves, gutters, 
dormer extensions, greenhouse or bay windows and the like may project into a required setback only as 
permitted through the provisions of this Code. 

"Setback, corner lot" is the required front setbacks from a corner lot measured from the shortest property line 
abutting the street right-of-way. 

"Setback, front" is the required front setbacks measured from the property line abutting the street right-of-way 
(see Setback, corner lot for corner lots). 

"Setback, irregular shaped lot", means a lot which is shaped not like a square or rectangular, and has an unusual 
number of sides. 
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"Setback, rear" is the required rear setbacks measured from the property lines which are parallel or nearly 
parallel to the front property lines. 

"Setback, side" is the required side setbacks measured from the property lines which are perpendicular or nearly 
perpendicular to the front and rear property lines. 

"Shared Parking" means parking facilities shared between two or more uses which are within close proximity to 
fulfill their individual parking requirements because their prime operational hours do not overlap. 

"Shared use corridor" is a paved surfaced or leveled soft surface area that is separate from any drive aisles, and 
serves as a multiuse passageway for pedestrians and bicyclists. 

"Shooting range" is an establishment designed and developed to provide for the safe firing of firearms or 
archery equipment, either indoors or outdoors. 

"Shopping center" is a grouping of retail business and service uses on a single site with common parking facilities 
and a unified design theme. For purposes of this Code, a “shopping center” is specifically defined as any retail 
commercial development that is over 25,000 square feet gross leasable area; or any retail commercial 
development that is a combination of three or more shops in a cluster or connected by an adjoining wall, roof or 
other structural element. 

"Shopping center, neighborhood" is a neighborhood shopping center is a center whose primary tenant is 
typically a grocery and/or drug store and whose primary trade area is the neighborhood in which it is located. 

"Shopping center, regional" is a regional shopping center is a center whose primary tenant is typically more than 
one major department store. 

"Shrubs" menas woody plants, often multistemmed, generally less than 15 feet at maximum height, evergreen 
or deciduous.  

"Sidewalk" is a paved surface that is usually located within public rights-of-way and is usually parallel to and 
separate from the street, and is typically used as a pedestrian walkway. 

"Sidewalk sale" See Private outdoor retail display/sidewalk sale. 

"Sight distance" is the ability to visually distinguish or recognize individuals from a site property line. 

"Sight area" means an area whose dimensions are a linear length by eight feet in height or another unobstructed 
line of sight as determined by the City’s Street Standards.  

"Sign, advertising" is a structure or portion thereof that is intended for advertising purposes or on which letters, 
figures, or pictorial matter (graphics) are, or are intended to be, displayed for advertising purposes other than 
the name, occupation, or nature of business conducted on the premises, or the products primarily 
manufactured or sold thereon. This definition shall not be held to include a real estate sign advertising for sale 
or rent the property upon which it stands. 

"Significant impact" See Impact, significant. 

"Significant" means a tree at least six inches or greater at d.b.h. or an alder or cottonwood tree eight inches or 
greater at d.b.h. Any trees that are listed on the King County complete weed list must not be considered 
significant. The complete King County weed list includes: Class A noxious weeds, Class B noxious weeds, Class C 
noxious weeds, nonregulated noxious weeds or weeds of concern lists as adopted by King County noxious weed 
list, in accordance with Chapter 17.10 RCW and Chapter 16-750 WAC. 

"Significant redevelopment" includes any construction projects requiring a change to a building’s structural 
system or any second story additions constitute a significant redevelopment in Olde Town and must adhere to 
this document.  

"Single family density" See Density, single family. 
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"Single household" is the occupancy of a single dwelling unit limited to family, or cohabitants, or persons who 
have obtained a grant of reasonable accommodation. 

"Site area, base" is the gross site area minus internal private roads and/or exclusively used easements. 

"Site area, developable" is the gross site area minus deductions for critical areas and associated buffers as 
required by IMC 18.802, Environmental Protection, and minus dedications for significant public plazas and 
significant public parks as shown on Figure 7B, Central Issaquah Development and Design Standards. 

"Site area, gross" is the total area of a subject property prior to any deductions for public or private roadways, 
dedicated right-of-way, exclusively used easements or special purpose overlay districts. 

"Site area, net" is the gross site area minus the area used for public or private roadways, dedicated right-of-way, 
easements and any area in special purpose overlay districts, critical areas and associated buffers as required by 
IMC 18.802, Environmental Protection. 

"Site improvement" is any structure or other addition to land. 

"Site plan" is a document or group of documents, prepared to scale, containing sketches, text, drawings, maps, 
photographs and other material intended to present and explain accurately and with complete dimensioning the 
boundaries of a site and the location of all buildings, structures, uses, physical design, interior vehicular, bicycle 
and pedestrian access, the provision of improvements, principal site development features proposed for a 
specific parcel of land, and the interrelationship of these elements. 

"Site-potential tree height (SPTH200)" means the average maximum height of the tallest dominate trees, 200 
years old or more, for a given site class as described by the Washington Department of Fish and Wildlife in 
Riparian Ecosystems, Volume 2: Management Recommendations (published December 2020) which 
incorporates the classification of a site based on the productivity of its dominant tree species. Site classes vary 
based on local differences in soil nutrients and moisture, light and temperature regimes, and topography. Site 
classes are typically described as most productive (I) through least productive (V). 

"Social services/nonprofit organizations" are public and/or nonprofit establishments providing assistance and 
aid to those persons requiring counseling or aid for psychological problems, employment, learning disabilities, 
physical disabilities, and general health. 

"Solar alternative energy system" See Alternative energy system (solar). 

"Solar array" See Alternative energy system (solar). 

"Solar panel" See Alternative energy system (solar). 

"Special event" is an event or happening organized by any person which will generate or invite considerable 
public participation and/or spectators for a particular and limited purpose and time, including, but not limited 
to, fun runs, roadway foot races, fundraising walks, bikeathons, parades, carnivals, shows, exhibitions, circuses 
and fairs. Special events are not limited to those events conducted on the public streets but may occur entirely 
on private property. 

"Special needs facility or housing" See Residential care facility, Adult family home, Nursing home. 

"Spillover light" Light emitted by a lighting installation that falls outside the boundaries of the property on which 
the installation is located. Measurements of spillover light levels should not include light generated by street 
lights. Potential street lighting spillover from lights in public right-of-way is subject only to IMC, Street Standards. 

"Sport courts" are paved or otherwise impervious surfaces, including basketball and tennis courts, used for 
recreation. 

"Snag" means standing dead tree often providing wildlife habitat.  
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"Stable" are establishments in which horses or other livestock are kept for commercial boarding, training, riding 
lessons, breeding, or rental. 

"Stacking Space Parking" means an area provided for waiting vehicles for a drive-through window facility. 

"Stadium/arena" is a large open or enclosed place used for games and major events and partly or completely 
surrounded by tiers of seats for spectators. 

 Definition for "Steep slope hazard areas" has been modified and moved to Definitions section. 

"Steep Slope Hazard Area" means any ground that rises at an inclination of 40% or more within a vertical 
elevation change of at least 20 feet (a vertical rise of 20 feet or more for every 50 feet of horizontal distance). A 
slope is delineated by establishing its toe and top and measured by averaging the inclination over at least 10 
feet of vertical relief. See also toe of Slope and Top of Slope. 

"Storage, indoor" as a primary use, see Warehouse. 

"Storage, outdoor" is the keeping, in an unroofed area, of any goods, junk, material, merchandise, or vehicles in 
the same place for more than 24 hours. When listed as a use in the Table of Permitted Land Uses, refers to a 
service use with outdoor storage as the primary activity on-site. See Design Criteria Checklist and/or Building 
Permit/Clearing/Grading or Site Modification Checklist for screening requirements. 

"Storage, self facility" is an establishment containing separate storage spaces of varying sizes that are leased or 
rented as individual units and used directly by the renters. 

"Story" is that portion of a building included between the upper surface of any floor and the upper surface of 
the floor next above, except that the topmost story shall be that portion of a building included between the 
upper surface of the topmost floor and the ceiling or roof above. If the finished floor level directly above a 
usable or unused under-floor space is more than six feet above grade, as defined in the Building Code, for more 
than 50% of the total perimeter or is more than 12 feet above grade, as defined herein, at any point, such use of 
unused under-floor space shall be considered as a story. 

"Story, first" is the lowest story in a building which qualifies as a story, as defined herein, except that a floor level 
in a building having only one floor level shall be classified as a first story; provided such floor level is not more 
than four feet below grade, as defined by the Building Code, for more than 50% of the total perimeter, or not 
more than eight feet below grade, as defined by the Building Code, at any point. 

"Streams" means areas where waters conveyed on the surface produce a defined channel or bed. A defined 
channel or bed is an area which demonstrates clear evidence of the passage of water and includes, but is not 
limited to, bedrock channels, gravel beds, sand and silt beds and defined-channel swales. The channel or bed 
need not contain water year-round. This definition is not meant to include entirely artificially constructed 
watercourses, including irrigation ditches, roadside ditches, canals, storm or surface water runoff conveyance 
devices or other artificial watercourses unless they have documented fish use and have a free and open surface 
connection to Waters of the State or are used to convey water naturally occurring prior to construction. 

"Street" is a public or private thoroughfare affording a principal means of access to abutting property. 

"Street-facing façade" is any portion of a building that faces a street or other Public Pedestrian Route, defined as 
the surface of the building that is roughly parallel to and visible from a street. Street-facing facades do not 
include facades that are generally perpendicular to a street, although such facades may be visible from portions 
of the street.  
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"Street, side" is a street which bounds a corner lot and which extends in the same general direction of the line 
determining the depth of the lot. 

"Streetwall" means the first two stories of the building base which are directly adjacent to the Circulation Facility 
and provides a sense of enclosure to Public Space. Where a building is not present, the Streetwall may be 
established by other architectural or vertical landscape elements. 

"Structural alterations" is any change in the supporting members of a building such as bearing walls, columns, 
beams, floor or roof joists, or changes in roof or exterior lines. 

"Structural element" is any part of or connection to a structure. 

"Structure" when built or constructed, is an edifice or building of any kind, or any piece of work artificially built 
up or composed of parts jointed together in some definite manner, excluding fences in rear/side setback areas 
of a single family residence. Flood walls are considered to be structures. 

"Structure, High-Rise" means structures that are typically ten or more Stories in height with a common core. 

"Structure, Low-Rise" means structures that are typically up to four Stories. 

"Structure, Mid-Rise" means structures that are typically between five and nine Stories. 
 
"Structure, temporary" is a structure without any foundation or footings and which is removed when the 
designated time period, activity, or use for which the temporary structure was erected has ceased. 

"Structure value" for new alteration, construction, remodel, or other building activity, is the value determined 
by the most recent International Code Council (ICC) construction valuation tables. For existing structures or 
developments, it is the value determined by the latest King County assessed improvement value. 

"Stucco" is a type of exterior material that is applied as a plaster and made up of cement, water, and sand. 
Stucco is not well suited to Issaquah’s climate due to the amount of rain and humidity.  

"Studio apartment" See Apartment, studio. 

"Studio/gallery" is a shop for the production and/or display of art and/or related items such as photos, pottery, 
stained glass, and video production as well as associated retail. Does not include any adult entertainment 
facility. 

"Style," as related to architecture, is a combination of design details including massing, roof form, and materials.  

"Substantial development" See Development, substantial. 

"Substantial improvement" See Improvement, substantial. 

"Substantial Remodels" means substantial remodel is an upgrade or change to an existing structure or use that 
expands the gross square footage of the use by 10% or more. 
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"Substation" is any electric power station. Common functions include controlling and monitoring the electrical 
system, and transforming voltages to higher and lower voltages. This definition includes distribution substations, 
switching stations and transmission substations. 

"Substation, distribution" is a substation which transforms voltages of 115 kilovolts or greater to lower voltages 
such as 12 or 34 kilovolts. 

"Substation, transmission" is a substation which transforms power from 500 or 230 kilovolts to lower voltages 
such as 230 or 115 kilovolts. 

"Surveyor" is a person licensed by the State of Washington to engage in the practice of land surveying, as 
defined by RCW 18.43.020. 

"Sustainable forestry" means the management practices prioritizing the long-term health of a forest system. 

"Swarm" is a natural group of bees having a queen(s), which is the progeny of a parent colony, without a hive, 
and not a feral colony. 

"Switching station" is a substation consisting of equipment for controlling and monitoring power flow. It does 
not include equipment for transforming voltage levels. 

ά¢έ 5ŜŦƛƴƛǘƛƻƴǎ 

"Tandem Parking" means parking spaces which have a single means of ingress and egress. 

"Tanning salon" is a retail service establishment involving the browning of skin by exposure to artificial lighting, 
and including the sales of other related cosmetic goods and services. 

"Target" means people, property, or activities that could be injured, damaged, or disrupted by a tree. 

"Tasting room" is an area within a food or beverage production and/or manufacturing operation such as a 
winery, brewery, dairy, or bakery where the final products may be consumed by the public free of charge. A 
tasting room must not function as a restaurant or cafe, and must not be a commercial outlet for the product. 
The square footage for the tasting room must be counted as nonmanufacturing square footage, and parking 
calculations shall be governed by the Table of Off-Street Parking Standards. 

"Tavern" See Bar/tavern. 

"Taxidermy" is the art of preparing, stuffing, etc., the skins of animals to make them appear lifelike. 

"Temporary building/structure" See Structure, temporary.  

"Temporary Structure" means a structure without any foundation or footings and which is removed when the 
designated time period, activity, or use for which the temporary structure was erected has ceased. 

"Temporary Use" means an activity which is intended for a limited duration. 

"Toe of Slope" means a distinct topographic break in a slope which separates slopes inclined at less than 40% 
from slopes equal to or in excess of 40%. Where no distinct break exists, the toe of a steep slope is the 
lowermost limit of the area where the ground surface drops 10 feet or more vertically within a horizontal 
distance of 25 feet. 

"Top of Slope" means a distinct, topographic break in a slope which separates slopes inclined at less than 40% 
from slopes equal to or in excess of 40%. Where no distinct break in slope exists, the top of a slope is the 
uppermost limit of the area where the ground surface rises 10 feet or more vertically within a horizontal 
distance of 25 feet. 

"Tot lot" is a site which is designed for play activities of young children, protected from traffic and typically 
including a hard structure, such as a swing set or slide. 
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"Tract" is an area, parcel, piece of land, or property which is designated for a specific use.  

"Trailhead" is a public parking and/or gathering terminus that gives public access to a designated park and/or 
recreation area. Area access is usually by means of a trail, service road, or abandoned railroad grade. Trailheads 
are differentiated by class depending on size and facilities required.  

"Trail, interpretive" is a single track pedestrian trail which offers access to areas with natural geologic, historical, 
or cultural significance. The purpose of these trails is to provide a recreation and/or educational experience 
while emphasizing the natural characteristics of the environment.  

"Transit center, public" is a sheltered waiting area located where several bus routes converge. They serve as 
efficient hubs to allow bus riders from various locations to assemble at a central point to take advantage of 
express trips or other route to route transfers.  

"Transit-oriented development (TOD)" is a pedestrian-friendly development focused around a major transit 
access point. Elements include compact, mixed-use development with facilities and design that enhance the 
environment for pedestrians in terms of safety, walking distances, comfort and the visual appeal of the 
surroundings. 

"Transmission line" is a line carrying power from the point of generation and delivers it to distribution 
substations. Transmission lines operate at a nominal voltage of 55 kilovolts or more, usually 115 or 230 kilovolts. 

"Transportation Facility" is any means for the transportation of people and goods from place to place which is 
constructed, operated, or maintained. The term includes the property which have been or may be established 
for the transportation of people or goods .  

"Transportation Management Plan (TMP)" is a contract between the City and an employer or group of 
employers stating that the employer(s) will provide education, opportunities, and employee incentives and ride 
sharing, parking incentives and other transportation alternatives. The TMP also addresses the responsibility of 
the employer for monitoring the success of the TMP, and reporting the annual results to the City.  

"Transportation, nonmotorized" is mobility of persons through methods which do not include a fuel powered 
engine, such as walking, jogging, and riding a bike. Mopeds are considered to be “motorized.” 

"Travel trailer" is a trailer or other unit designed as a temporary dwelling for travel or recreational use, which 
moves upon public streets and highways, and is 35 feet or less in length and eight feet or less in width.  

"Tree farm" is an agriculture use which involves growing trees as crops. 

"Trellis" is a landscape feature consisting of an open frame with horizontal and/or vertical lattice work. It must 
be at least 50% open on all sides and the roof.  

"Turf-block/grass-crete" is an alternative material used for parking areas which includes a mixture of pervious 
and impervious elements. One of the elements is typically a type of grass or ground cover. For the purpose of 
this Code, turf-block is considered to be impervious. 

"TP-NRCA" means the Tradition Plateau Natural Resource Conservation Area established in IMC 18.400.170. 

"Traffic Study" is a study that estimates trip generation, identifies traffic demand patterns, evaluates safety, 
access or other transportation issues and identifies mitigation measures needed to meet engineering standards 
such as operational and safety standards. A traffic study may be required by the City as part of a complete 
transportation concurrency application and/or for environmental review. 

"Transportation Demand Management (TDM)" are strategies that decrease single occupancy motor vehicle trips 
including, but not limited to, transit and ridesharing incentives, flexible working hours, parking management and 
pedestrian and bicycle facility enhancements. 

"Transportation Improvement Program (TIP)" is the Transportation Improvement Program reflected in the latest 
transportation concurrency model update. 



General Provisions, Procedures, and Permits—Draft 8/25/2022 - Issaquah Title 18 Code Update Project 
2022-08-25 Issaquah Part II Provisions_Procedures_Permits 
 page 59 of 110 

"Tree" means any living woody plant species other than a shrub, characterized by one main trunk or few 
dominant trunks and many branches, known to achieve a typical mature height of at least 15 feet.  

"Tree canopy" means the layer of tree leaves, branches and stems that cover the ground when viewed from 
above.  

"Tree canopy coverage" means the area covered by the canopy of trees on a lot, tract, or parcel. When a tree 
trunk straddles a property line, 50% of the canopy must be counted towards each property’s canopy coverage.  

"Tree pit" means an excavated hole dug so that the dimensions are three times the diameter of the rootball of 
the tree to be planted and back-filled with appropriate soil amendment per the guidelines set forth in this 
chapter and adopted administrative rules available at the Permit Center.  

"Tree plan" means an evaluation or site plan describing the tree and vegetation resources existing on the site, 
with information provided such as tree species, size, location, condition, plant community, health, and 
population estimate. 

"Trim" is an exterior material applied to accentuate design elements on the façade, especially windows and 
doors.  

"Trip Bank" is the document created and maintained by the City to record the available vehicle internal trip 
ends, reservation of trips, and the balance of available vehicle internal trip ends following subtraction of vehicle 
internal trip ends from each concurrency approval. 

"Trip End" is the beginning (origin) and end (destination) of a trip. 

"Trips" are the number of vehicle internal trip ends generated by a land use in the p.m. peak hour as determined 
by the latest edition of the Institute of Transportation Engineers Trip Generation Manual, or other authorized 
source approved by the Director. 

"Trips, Net New" are the number of vehicle internal trip ends generated by a new development, change in use, 
expansion or modification requiring a development permit minus the trips generated by the previous use of the 
site within the one year immediately prior to the development permit application. No credit shall be given for 
vehicle internal trip ends from sites/structures that have been vacant for more than one year or for trips from 
any unpermitted or illegal development. 

 

 Tree Risk Assessment Qualified is a new definition and has been added for clarity.  

"Tree Risk Assessment Qualified (TRAQ)" means the Internal Society of Arboriculture certified arborist with 
specialist training, knowledge, and experience in tree risk assessment. Arborists follow a standardized 
systematic process for assessing tree risk and understand the principles of basic visual assessment and advanced 
diagnostic techniques.  

"Tree stand" means a group of three or more trees of any size or species whose driplines touch. A “significant 
tree stand” is a tree stand that contains three or more significant trees.  

"Tree topping" means the significant cutting back of the leader stem or major branches, resulting in severely 
altering the growth potential of a tree as defined by the City Arborist. This definition does not apply when the 
sole purpose is to create a snag or snags for wildlife habitat.  

"Tree well" means a tree pit in a paved sidewalk area with grating or other measure to prevent pedestrian traffic 
from damaging the root area. 

ά¦έ 5ŜŦƛƴƛǘƛƻƴǎ 

"UC" means the Urban Core zone established in IMC 18.400.150.B. 
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"Unavoidable and necessary impacts" means impacts to regulated critical areas that remain after a person 
proposing to alter regulated wetlands has demonstrated that no practicable alternative exists for the proposed 
project. 

"Uniformity ratio" is the ratio between the maximum and the minimum light level within a specific area such as 
a parking lot. 

"Uninhabited" is a lot, parcel, or site that contains a structure but is otherwise unoccupied by residents or 
businesses, or other persons. 

"Unit" See Dwelling unit, single household.  

"Urban Schools" means Urban Schools are a type of Compact School located only in Central Issaquah. They fit on 
a smaller site than Compact Schools outside of Central Issaquah, fit gracefully into the neighborhoods they serve 
and are primarily designed to encourage children to walk or bike. They act as a neighborhood anchor and 
support community use of the school facilities after school hours. 

"Urban services" See Services, urban.  

"Use" is the purpose for which land or a building is designed, arranged or intended, or for which it is occupied or 
maintained, let, or leased.  

"Use, adjacent" is the land use on the immediately adjacent or adjoining lot or property. 

"Use, commercial" See Commercial use. 

"Use, land" See Land use.  

"Use, nonconforming" See Nonconforming use.  

"Use or building, principal" is the primary use of the lot upon which said use or building is located. 

"Use or structure, accessory" is a use or structure customarily incidental to a permitted principal use or building 
and located on, or contiguous to, the same lot with such principal use or building.  

"Use, permitted" is a land use which is allowed in a specific zoning district.  

"Use, primary" is a land use for which the majority of the total square footage of the parcel or zoning district is 
designed, arranged, occupied, dedicated or maintained together with any associated site improvements. When 
more than one use is present on a site, parcel, or within a development proposal for that site or parcel, the 
development standards and review process for the parcel shall be based on the primary use, unless otherwise 
specified by this Code.  

"Use, temporary" is an activity which is intended for a limited duration. 

"Utility" are services which produce and/or carry electric power, gas, sewage, water, communications, or oil. 

"Utility facilities" are buildings, telephone exchanges, sewage pumping stations, gas, water and electrical 
substations, regional storm drainage detention facilities and similar facilities located on a specific site and 
necessary for the operation of a utility. This definition includes major utility facilities and minor utility facilities.  

"Utility facilities, major" are facilities which potentially have a significant impact on the adjacent properties, such 
as administrative offices and operation centers; electric generation facilities; overhead transmission lines, 
sewage treatment plants and lagoons; or sanitary landfills.  

"Utility facilities, minor" are facilities which do not potentially have a significant impact on adjacent properties 
and are necessary to provide essential services, such as substations (transmission and distribution); pump 
stations; water towers and reservoirs; public wells; outfalls; telephone switching facilities; cable television 
receiver and transmission facilities; catch basins, retention ponds; water treatment facilities; overhead 
distribution lines and poles; underground lines and pipes; water, gas or oil pipelines or wastewater trunk lines; 
transformers and regulator stations; private on-site facilities, such as septic tanks, wells, etc. 
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"UV-COM/RET" means the Urban Village Commercial zone established in IMC 18.400.140.E. 

"UV-MF" means the Urban Village – Multi-Family zone established in IMC 18.400.070.C. 

"UV-MUR" means the Urban Village Mixed Use Residential zone established in IMC 18.400.150.E. 

"UV-SF" means the Urban Village – Single-Family zone established in IMC 18.400.060.F. 

ά±έ 5ŜŦƛƴƛǘƛƻƴǎ 

" Vacant lot" means a lot, parcel, site, or structure that does not contain a structure or is legally or currently 
occupied. 

"Variance" means a deviation from applicable development regulations described by IMC Chapter 18.210. 

"Vegetative classes" means descriptive classes of the wetlands taxonomic classification system of the U.S. Fish 
and Wildlife Service (“Classification of Wetlands and Deepwater Habitats of the United States,” Cowardin et al., 
1979, FWS/OBS-79/31). 

"Vegetation removal" means the removal of a trees or vegetation, through either direct or indirect actions 
including, but not limited to:  

1. Clearing, cutting, causing irreversible damage to roots or trunks;  

2. Poisoning; destroying the structural integrity; and/or  

3. Any filling, excavation, compaction, grading, or trenching in the dripline area of a tree which has the 
potential to cause irreversible damage to the tree, or relocation of an existing tree.  

"Vegetation, understory" means small trees, shrubs, and ground cover plants, growing beneath and shaded by a 
significant tree which affect and are affected by the soil and hydrology of the area surrounding the significant 
tree roots.  

"Vehicle, motor" is an automobile, truck or motorcycle which is designed for carrying passengers. 

"Vehicular overhang" is the portion of a parked vehicle that extends from a curb or wheel stop outward that is 
prohibited from obstructing required nonmotorized facilities such as sidewalks or walkways.  

"Vending stand, accessory" is the sale of agricultural products during certain times of the year, such as farm 
produce and Christmas trees, as well as the sale of food and beverage items, and/or sale of 
merchandise/services at a fixed location that is accessory to a permitted land use without a permanent structure 
designated for this commercial activity.  

"Vending stand, nonaccessory" is temporary, outdoor stand or any display for the purpose of retail sales of 
anything not identified in Vending stand, seasonal. The stand would be at a fixed location and either be on a 
vacant lot or selling items that are unrelated to an existing, permitted use.  

"Vending stand, seasonal" is the sale of certain agricultural products during certain times of the year, limited to 
farm produce and Christmas trees, at a fixed location without a permanent structure designated for this 
commercial activity.  

"Veterinary hospital or clinic" are establishments engaged in providing veterinary medical services to small 
animals, household pets, and livestock, and in which animals are boarded only during the duration of medical 
treatment. 

"Viable (tree)" means a significant tree, or greater, that a qualified arborist has determined to be in good health 
with a low risk of failure, is relatively windfirm if isolated or exposed, is a species that is suitable for its location, 
and is therefore worthy of long-term retention. 

"View corridor" See Corridor, view. 
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"Visual Screen" means a method of reducing the impact of visual intrusions with less offensive or more 
harmonious elements, such as plants, berms, fences, walls, or any appropriate combination thereof. 
 

"Vocational school" See School, vocational. 

"VR" means the Village Residential zone established in IMC 18.400.150.C. 

ά²έ 5ŜŦƛƴƛǘƛƻƴǎ 

"Walkway" is a leveled area that is separate from any drive aisles, and used as a pedestrian passageway.  

"Warehouse" is the keeping, in a completely enclosed building, of any goods, junk, material, merchandise, or 
vehicles as a primary use in the same place for more than 24 hours; also see Distribution center.  

 The reference to Wet Weather Season is new. 

"Wastewater treatment facility" is an establishment for the treatment of sewage. 

"Waters of the State" means lakes, streams, ponds, inland waters, underground waters, and all other surface 
waters and watercourses within the jurisdiction of the State of Washington, as classified in RCW 90.48.020.  

"Water dependent use" means a principal use which can only exist when the land/water interface provides 
biological or physical conditions necessary for the use. 

"Water-wise" means plantings and irrigation practices that conserve water usage and help protect the aquifer 
and natural surface waters. 

"Wayfinding" means techniques used to find one’s way often including the use of signage and other graphic 
communication as well as intuitive site planning and visual markers and cues. 

"Weed" means thistles, grasses (such as Bermuda grass) or other plants that are a nuisance, hazard, tend to 
overgrow or choke out more desirable plants, or cause injury to people, animals or a desired flower, garden 
plant or lawn cover. 

"Wellhead protection area (WHPA)" means the surface and subsurface area surrounding a well or well field that 
supplies a public water system through which contaminants are likely to pass and eventually reach the water 
well(s) as designated under the Federal Clean Water Act. 

"Wetland classes, classes of wetlands or wetland types" is descriptive classes of the wetlands taxonomic 
classification system of the United States Fish and Wildlife Service (Cowardin et al., 1979). See also definition of 
“vegetative classes.” 

"Wetland creation" means actions performed to intentionally establish a wetland at a site where one did not 
formerly exist. 

"Wetland delineation" means the field identification and survey of a wetland edge, conducted by a qualified 
wetland professional, based on the procedures provided in the currently approved federal manual and 
applicable supplements and WAC 173-22-035. 

"Wetland mitigation (compensatory)" means the compensation stage of the mitigation sequence where impacts 
to the functions and values of wetlands are replaced through creation or re-establishment, rehabilitation, or 
enhancement of other wetlands. Types of compensatory mitigation include but are not limited to: 

1. Creation (Establishment). The manipulation of the physical, chemical, or biological characteristics 
present to develop a wetland on an upland or deep-water site, where a wetland did not previously exist. 
Activities typically involve excavation of upland soils to elevations that will produce a wetland 
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hydroperiod, create hydric soils, and support the growth of hydrophytic plant species. Establishment 
results in a gain in wetland acres. 

2. Re-establishment. The manipulation of the physical, chemical, or biological characteristics of a site with 
the goal of returning natural or historic functions to a former wetland. Activities could include removing 
fill material, plugging ditches or breaking drain tiles. Re-establishment results in a gain in wetland acres 
and functions. 

3. Rehabilitation. The manipulation of the physical, chemical, or biological characteristics of a site with the 
goal of repairing natural or historic functions and processes of a degraded wetland. Activities could 
involve breaching a dike to reconnect wetlands to a floodplain, restoring tidal influence to a wetland, or 
breaking drain tiles and plugging drainage ditches. Rehabilitation results in a gain in wetland function 
but does not result in a gain in wetland acres. 

4. Enhancement. The manipulation of the physical, chemical, or biological characteristics of a wetland site 
to heighten, intensify or improve specific function(s) or to change the growth stage or composition of 
the vegetation present. Enhancement is undertaken for specified purposes such as water quality 
improvement, flood water retention or wildlife habitat. Activities typically consist of planting vegetation, 
controlling nonnative or invasive species, modifying site elevations or the proportion of open water to 
influence hydroperiods, or some combination of these. Enhancement results in a change in some 
wetland functions and can lead to a decline in other wetland functions but does not result in a gain in 
wetland acres. 

"Wetpond" means an artificial body of water dug as a part of a surface water management system. 

"Wet Weather Season": See IMC 16.26  

"Wholesale trade" are establishments engaged in the wholesale distribution of durable and nondurable goods.  

"Wind turbine" See Alternative energy system (wind).  

"Window, drive-through" See Drive-through window.  

"Wireless communication facility" is any unstaffed facility for the transmission and/or reception of radio 
frequency (RF) signals through electromagnetic energy usually consisting of an equipment or cabinet, a support 
tower or other structures used to achieve the necessary elevation, and the transmission and reception devices 
or antenna.  

"Woodlands, existing" means existing trees and shrubs of a number, size, and species that accomplish the same 
general function as new plantings. 

"Works" is any dam, wall, wharf, embankment, levee, dike, revetment, pile, bridge, improved road, abutments, 
projection, excavation, channel rectification, conduit, culvert, wire, fence, rock, gravel, refuse, fill or other 
similar development attached to or affixed upon the land. 

ά·έ 5ŜŦƛƴƛǘƛƻƴǎ 

Reserved. 

ά¸έ 5ŜŦƛƴƛǘƛƻƴǎ 

"Year-round sight barrier" means the horizontal sight area to be no less than 60% obscured in five years by the 
outline of the trees and shrubs during the winter months. 
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ά½έ 5ŜŦƛƴƛǘƛƻƴǎ 

"Zero lot line" is the location of a dwelling on a lot in such a manner that no more than one (1) of the sides of 
the dwelling rests directly on or within five feet of a side lot line. Zero lot line dwellings shall not be attached nor 
shall two zero lot line dwellings rest on the same lot line.

  

"Zone" or "zoning district" means a portion of the City designated on the Issaquah Zoning Map as one of the 
categories established in Part IV of IMC Title 18 for which uniform land use regulations are specified.  

"Zoological park/garden" is a place where a collection of wild and/or exotic animals is kept for preservation, 
education and/or public showing. 

Chapter муΦмло /ƻƳǇǊŜƘŜƴǎƛǾŜ tƭŀƴ !ƳŜƴŘƳŜƴǘǎ 

 Legislative actions (e.g., comprehensive plan or development code amendments) are treated like permits in 
the existing IMC, but have several distinct features that warrant extracting legislative actions from the 
Procedures Part of the proposed new IMC. For example, legislative actions are generally discretionary and 
not constrained by existing code provisions, are governed by RCW 36.70A, are not "project permits" nor 
subject to the permit timelines in RCW 36.70B, and are not "land use decisions" nor appealable as permits 
are under RCW 36.70C. 

18.103.010 Purpose 

 This is a revision of the portions of IMC 18.04.020 Intent that relate to procedures. 

This chapter establishes the procedures and criteria for amending the comprehensive plan and the land use 
code, including provisions for early and continuous opportunities for public participation in the amendment 
process. Comprehensive Plan and Land Use Code amendments are legislative decisions made by the City 
Council, and include public notice and public hearing requirements.  

18.103.020 Applicability 

A. The procedures and criteria of this chapter must apply to:  

1. Proposed changes to the text of the comprehensive plan, including, but not limited to visions, goals, and 
policies; 

2. Proposed area-wide changes to the comprehensive plan land use map; 
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3. Proposed site-specific changes to the comprehensive plan land use map; and 

4. Proposed changes to the development regulations and the official zoning map that are necessitated by a 
proposed comprehensive plan amendment. 

18.103.030 Annual amendment schedule 

 This section is adapted from 18.04.660A. Comprehensive Plan Amendments: Purpose and includes new 
material to allow specific exceptions. 

A. Annual Cycle. The City will accept applications proposing Comprehensive Plan amendments until 5:00 p.m. 
on the second Monday of September each year for consideration by the Planning Policy Commission and the 
City Council during the first quarter of the following year.  

B. Exceptions to Annual Cycle. Amendments may be considered more frequently than once per year in any of 
the following circumstances: 

1. Resolution of an emergency condition of situation. Council must confirm the Director's finding that an 
emergency exists; 

2. Resolution of a decision by an administrative agency or court of competent jurisdictions; 

3. For any of the reasons specified in RCW 36.70A.130(2). 

C. An approved Comprehensive Plan amendment must be adopted by ordinance by the City Council. 

18.103.040 Application and docketing procedures 

 This section is new material. 

A. Eligibility. The following are considered eligible to apply for an amendment: 

1. Any person may apply for an area-wide land use designation map amendment or a text amendment to 
the comprehensive plan; 

2. A property owner or authorized agent of a property owner may apply for a site-specific amendment to 
the comprehensive plan; 

3. Amendment proposals submitted through the formal application process by private individuals or 
groups must be deemed "privately initiated."  

4. The City Council, Planning Policy Commission, or Director may initiate consideration of an amendment 
to the comprehensive plan. Such proposals are deemed "City-initiated." 

B. Application. To be considered complete, the application must be submitted on the form provided by the 
City, and the form must contain all the required information, including supporting documentation  

C. Three-Year Limitation. A specific property, policy topic, or land use issue must not be the subject of a 
comprehensive plan amendment proposal privately  initiatedand reviewed by the City more frequently than 
once every three years, measured by three annual amendment cycles. When new property is added to a 
previously submitted, substantially similar amendment proposal due to geographic expansion by the City, 
the following must apply: 

1. If the original proposal was not selected for the final docket, the new proposal is not subject to the 
three-year limitation; 
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2.  If the original proposal was selected for the final docket, but was not adopted pursuant to final City 
Council review and action, the new proposal is subject to the three-year limitation.  

D. Docket. The City must compile and maintain a list, known as a "docket," of all proposed comprehensive plan 
amendments. The preliminary docket must be made available to the public for review and comment for at 
least 15 days prior to consideration by the Planning Policy Commission.  

E. Docket approval criteria. Approval of the docket needs to be in accordance with 18.112.050 of this chapter.  

F. If Council approves  a comprehensive plan amendment request and it is included on the final docket, the 
applicant must pay the established fees. 

18.103.050 Preliminary review and Determination of final docket 

 This section is new material. 

A. Staff Evaluation. All privately initiated proposed comprehensive plan amendments will be evaluated by staff 
to determine if the proposal meets the review criteria established in IMC 18.112.060, and to assess the 
extent of review that would be required under the State Environmental Policy Act (SEPA).  Staff will make a 
recommendation to the Planning Policy Commission as to which proposed amendments should be included 
in the final docket, along with any City-initiated proposed amendments.  

B. Hearing. The Planning Policy Commission must hold a public hearing on the selection of proposed 
amendments for the final docket no later than the second meeting in January or January 31, whichever 
comes first.  

C. Decision. The City Council must consider the Planning Policy Commission's recommended docket by the 
second regular Council meeting in March or March 31, whichever comes first. Council may adopt the 
proposed final docket without a public hearing; however, in the event that a majority of the Council decides 
to add or subtract amendments, it must first hold a public hearing. No additional amendments may be 
considered after Council adoption of the docket for that year, except as provided in IMC 18.112.030.B.  

18.103.060 Selection and decision criteria for inclusion on final docket 

 This section is new material. 

A. The burden of proof for justifying a proposed amendment rests with the applicant. 

B. The City Council's approval, modification, deferral, or denial of an amendment proposal for inclusion on the 
final docket must be based on the following criteria. 

1. Proposed amendments that meet one of the following criteria may be included in the final docket: 

a. If the proposed amendment is site specific, the subject property is suitable for development in 
general conformance with adjacent land use and the surrounding development pattern, and with 
zoning standards under the potential zoning classifications, and meets the criteria in IMC 
18.216.040; 

b. State law requires or a decision of a court or administrative agency has directed such a change; or 

c. There exists a technical error in the pertinent comprehensive plan provision. 

2. Proposed amendments that do not meet one of the criteria in subsection 1 of this section must meet all 
of the following criteria: 
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a. The amendment represents a matter appropriately addressed through the comprehensive plan, and 
the proposed amendment demonstrates a public benefit and enhances the public health, safety and 
welfare of the City; 

b. The amendment does not raise policy or land use issues that are more appropriately addressed by 
an ongoing work program approved by the City Council; 

c. The proposed amendment addresses significantly changed conditions since the last time the 
pertinent comprehensive plan map or text was amended. "Significantly changed conditions" are 
those resulting from unanticipated consequences of an adopted policy, or changed conditions on 
the subject property or its surrounding area, or changes related to the pertinent comprehensive 
plan map or text, where such change has implications of a magnitude that need to be addressed for 
the comprehensive plan to function as an integrated whole; and 

d. The proposed amendment is consistent with the comprehensive plan and other goals and policies of 
the City, and the Countywide planning policies, the Growth Management Act, and the vision of the 
Puget Sound Regional Council.  

18.103.070 Final review and action of proposed comprehensive plan amendments 

 This section is new material. 

A. Hearing and Recommendation. The Planning Policy Commission must hold a public hearing and make a 
recommendation to the City Council. 

B. City Council Action. The City Council must consider the comprehensive plan amendments as recommended 
by the Planning Policy Commission. If there are substantial changes to the proposed amendment after the 
public hearing by the Planning Policy Commission, a second public hearing before City Council must be held.  

Chapter муΦмлп [ŀƴŘ ¦ǎŜ /ƻŘŜ !ƳŜƴŘƳŜƴǘǎ 

 Legislative actions (e.g., comprehensive plan or development code amendments) are treated like permits in 
the existing IMC, but have several distinct features that warrant extracting legislative actions from the 
Procedures Part of the proposed new IMC. For example, legislative actions are generally discretionary and 
not constrained by existing code provisions, are governed by RCW 36.70A, are not "project permits" nor 
subject to the permit timelines in RCW 36.70B, and are not "land use decisions" nor appealable as permits 
are under RCW 36.70C. 

 This section is new material. 

18.104.010 Applicability 

A. The procedures and criteria of this chapter must apply to:  

1. Amendments to the text and tables of the City's development regulations, as set forth in the Issaquah 
Municipal Code, which are not in conjunction with a comprehensive plan amendment; 

2. Amendments to the City's official zoning map that are not in conjunction with a comprehensive plan 
amendment.  
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18.112.030 Application procedures 

 This section is new material adapted with IMC 18.04.670 Land Use Code amendments 

A. Eligibility. The following are considered eligible to apply for an amendment: 

1. Privately Initiated. Any person or group may request a development regulation amendment or area-
wide zoning map amendment. Only a property owner or authorized agent of a property owner may 
request a site-specific zoning map change; 

2. City-Initiated. The City Council, and any City Commission or Board, department or staff member, may 
initiate a development regulation, or area-wide or site-specific zoning map amendment. Such proposed 
amendments are not subject to the formal application process or fees set forth in this section; 

B. Application. Applicants must propose amendments by submitting requests on the form provided by the City. 
The City must establish specific application procedures and make those available to the public. No 
amendment proposal will be processed until the form is complete and contains all the required information, 
including supporting documentation, and the fees are paid.  

C. Three-Year Limitation. A specific property, policy topic, or land use issue must not be the subject of a 
privately initiated amendment proposal and processed by the City more frequently than once every three 
years.  

D. Fees. Applications submitted by private individuals or groups are subject to application and processing fees 
as set forth in IMC. 18.XX.XXX.  

E. Docket approval criteria. Approval of the docket needs to be in accordance with IMC 18.112.050. 

18.104.040 Decision Criteria 

 This section is new material. 

A. The City Council's approval, modification, deferral, or denial of an amendment proposal must be based on 
the following criteria: 

1. The proposed amendment is consistent with the goals, objectives, and policies of the comprehensive 
plan; 

2. The proposed amendment is consistent with the scope and purpose of the City's zoning ordinances and 
the description and purpose of the zone classification applied for; 

3. The proposal identifies how site specific or circumstances for the area around a site have substantially 
changed since the establishment of the current zoning map to warrant the proposed amendment; 

4. The proposed zoning is consistent and compatible with the uses and zoning of the surrounding property;  

5. The property that is the subject of the amendment is suited for the uses allowed in the proposed zoning 
classification; or 

6. Adequate public services could be made available by the applicant to serve the full range of proposed 
uses in that zone.  
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18.104.050 Planning Policy Commission Review 

 This section is new material. 

A. The Planning Commission must hold a public hearing on proposed land use code amendments and make a 
recommendation to the City Council. 

18.104.060 Minor Corrections Exempt 

 This section is new material. 

A. An amendment that does not result in substantive change to the content or meaning of a development 
regulation, such as a correction to punctuation or numbering or a typographical or technical error, must be 
exempt from the notice and hearing requirements.  

Chapter муΦммс 9ƴŦƻǊŎŜƳŜƴǘ 

 This chapter is being drafted by the City of Issaquah from recently adopted code and will be included in the 
consolidated draft.  
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tŀǊǘ LL tǊƻŎŜŘǳǊŜǎ  
 This Part is a reorganization and revision of IMC Chapter 18.04 Procedures and other procedural provisions 
in other chapters. Our objectives for the revision of that chapter include (a) clear code path for an applicant 
to determine level of review; (b) greater consistency in method of determining level of review across zones, 
including Central Issaquah; and (c) less staff discretion to determine level of review. 

Chapter муΦнлн !ǇǇƭƛŎŀǘƛƻƴǎ 

18.202.010 Purpose 

 This is a revision of the portions of IMC 18.04.020 Intent that relate to procedures. 

The purpose of IMC Title 18 Part II Procedures is to establish processes that: 

A. allow for complete review of development proposals; 

B. provide sufficient information to make an informed decision; 

C. provide notification and an opportunity for review and comment to adjacent property owners for projects 
which may impact them; and 

D. ensure compliance with Chapter 36.70B RCW, Local Project Review. 

18.202.020 Applicability 

This Chapter applies to any application for a project permit and any development. 

18.202.040 What permit is required for my project? 

 This section is new material. 

A. An applicant is encouraged to consult with the Department for guidance interpreting and applying this Code 
to the applicant's desired project. 

B. The basic process for determining the type of permit and review process for a project is to: 

1. review the City's zoning map to identify the zone in which the applicant intends to pursue development; 

2. review Part IV of IMC Title 18 to determine whether the proposed use is allowed in the zone; 

3. review IMC 18.208.020 to identify whether a Site Development Permit is required in the zone and if so, 
review IMC 18.208.030 to identify the level of review for the Site Development Permit; 

4. otherwise review IMC 18.204.030 to identify the level of review associated with the required permit; 

5. review IMC 18.204.040 to identify the required steps in the review process for the level of review 
identified in step 4. 

C. Permits required for construction are governed by the building and construction codes adopted in IMC Title 
16. 
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18.202.060 How do I apply for a project permit? 

 The next paragraph is based on IMC 18.01.050.C. 

A. An applicant is not required to obtain approval of any other permit or approval from the City in order to 
submit an application for a building permit, however such a building permit application must be denied if a 
required pre-application step, land use approval, or other preliminary permit is not approved. 

 The remainder of this section is new material. 

B. An applicant must apply for permits required by this Title to the Department on application forms provided 
by the Department consistent with IMC 18.204.100. 

C. An applicant should complete any required pre-application step identified in IMC 18.204.030 prior to 
application. 

18.202.120 Pre-application staff meeting. 

 Based on IMC 18.04.130. 

A. Purpose. The City offers a pre-application staff meeting to: 

1. help familiarize the applicant with the City's policies, plans, requirements, and procedures; 

2. review the general characteristics of the site and concepts for a proposed project; and  

3. discuss the coordination of all necessary permits and procedures.  

B. Applicability. A pre-application staff meeting is either recommended or required prior to application 
consistent with IMC 18.204.030. 

C. A request to schedule a pre-application staff meeting must submit a completed form provided by the 
Department and be accompanied by any required fee.  

D. Expectations. Generally, the more information the applicant can provide for the pre-application meeting, 
the more complete the staff review and input will be for the application. The meeting should include 
discussion of all of the following: 

1. consistency of the proposal with applicable policies and regulations; 

2. creative approaches to address challenging site constraints or potential mitigation; 

3. staff-recommended revisions or modifications to the proposal.  

E. Any information or opinion in the pre-application staff meeting is not binding on the final decision, nor will it 
constitute approval or denial of the proposed project. 
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18.202.130 Pre-application community meeting 

 This section consolidates the community conference under IMC 18.04.140 with pre-application 
neighborhood meetings under IMC 18.13.070 (for subdivisions) and 18.10.410.F (for critical areas) with 
community conferences required by IMC 18.19B.270.C (Highlands) and IMC 18.19C.270.C (Talus). The 
Development Commission’s role in hosting the community meeting is eliminated, as hosting more than one 
in-person public comment period arguably violates the prohibition on requiring more than one public 
hearing in RCW 36.70B.120.  

 This section consists of new material. 

A. Purpose. The purpose of a pre-application community meeting is to: 

1. inform citizens about a proposed project at an early stage; 

2. foster communication between the applicant and the public regarding potential impacts, concerns, 
issues, and creative options related to the project. 

B. Applicability. A pre-application community meeting is either recommended or required prior to application 
consistent with IMC 18.204.030. 

C.  Pre-application community meeting initiation. To initiate a pre-application community meeting, an 
applicant must submit a completed form provided by the Department and all information pertaining to the 
proposal as outlined in the submittal requirements published by the Department. 

D. Meeting. 

1. The meeting must be held in a public meeting place within Issaquah city limits as approved by the 
Director. 

2. Planning staff shall facilitate the neighborhood meeting where the applicant must present the project 
proposal to the community.. 

3. The meeting must be held on a Tuesday, Wednesday, or Thursday between 6 and 7 p.m. and may not 
conflict with any other city meeting or city holiday. 

E. Notices. 

1. The applicant is required to send out notices but the Director may provide standard notice formats and 
guidelines for conducting the meeting. 

2. The notice must include: 

a. a brief description of the proposed project sufficient to identify potential community impacts; 

b. date, time, and location of the meeting; 

c. name and phone number of the applicant or their representative; 

d. a link to other relevant materials for the proposed project including a conceptual site plan and any 
pre-application staff meeting materials. 

3. The mailing list must be obtained by the applicant and based on the most recent property tax 
assessment rolls of the King County Department of Assessments. 

4. The applicant must mail the notice at least 10 days prior to the meeting to all of the following: 

a. the Department. 

b. all property owners and tenants. 
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5. The notice must be published in the local newspaper at least 10 days prior to the meeting. 

6. The applicant must post the notice on the project site at least 10 days prior to the meeting. 

F. Fees. The applicant is responsible for all costs associated with the pre-application community meeting. 

 The following subsection is based on IMC 18.19B.270.C.3 and 18.19C.270.C.3. 

G. Summary memo. Following the pre-application community meeting, staff must prepare a summary memo 
that must include all of the following: 

1. a summary of topics, concerns, and ideas identified at the meeting; 

2. a review of each topic within the context of the proposal and applicable codes;  

3. responses to community questions from staff and the applicant (if any). 

18.202.140 Form and contents of applications. 

 This section is based on IMC 18.04.050-080 and IMC 18.01.050.C.1.a. 

To be considered properly submitted, an application must: 

A. be submitted on forms provided by the Department; 

B. be submitted to the Department in the manner prescribed by the Department; 

C. be signed by the owners of the property subject to the application, or include the owner’s notarized 
authorization for the applicant to submit the application; 

D. designate a single person or entity to receive determinations and notices required by this code; 

E. include fees, as calculated by the Department based on the adopted fee schedule; 

F. include all the information required by any applicable code section; 

G. include all plans, drawings, and supporting documents as required by any submittal requirements published 
by the Department. 

18.202.160 Adjustment of StandardsτGenerally 

 This section is based on existing IMC 18.07.250 et seq and Section 17-13-1007-B in Chicago Zoning 
Ordinance. Notably, this revision gives the decisionmaker on the project permit the authority for approval of 
adjustments, rather than the Director. 

 The following purpose statement is based on Section 17-13-1001 in the City of Chicago Zoning Ordinance. 

A. Purpose. This section is intended to provide the flexibility for minor modification of selected zoning 
standards to: 

1. allow development that is more in keeping with the established character of the neighborhood, as 
opposed to development that is in strict compliance with zoning standards; 

2. provide flexibility that will help promote rehabilitation and reuse of existing buildings when such 
flexibility will not adversely affect nearby properties or neighborhood character; and 

3. provide limited flexibility for new construction when necessary to address unusual development 
conditions when such flexibility will not adversely affect nearby properties or neighborhood character. 

https://codelibrary.amlegal.com/codes/chicago/latest/chicagozoning_il/0-0-0-51818
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 The prohibited categories below are drawn from existing IMC 18.07.280. 

 The second drafts will have specific approval criteria for each AAS listed below in the chapters identified. 

B. The applicant may request adjustment to standards for any of the following. Such requests must include a 
written justification for the adjustment based on the criteria in the specific section and the rest of this Title 
and must be included as part of the underlying application for the project permit. 

C. Adjustment may be granted for: 

1. IMC 18.500 Residential Use Standards 

a. Applying Senior Housing Standards for Persons with Special Housing Needs 

2. IMC 18.502 Commercial, Retail, and Mixed-Use Standards 

a. Use separation requirements 

3. IMC 18.604 Urban Design and Site Planning  

a. Preservation of view corridors 

4. IMC 18.606 Building Design 

a. Window transparency percentage standards 

5. IMC 18.610 Landscaping 

a. Planting and vegetation standards 

b. Soil standards 

c. Irrigation and water standards 

d. General standards and specification 

e. Irrigation water budgeting requirements 

f. Maintenance 

g. Bonding 

6. IMC 612 Community and Amenity Spaces 

a. Size of community space 

7. IMC 18.810 Forested Hillside Preservation 

a. Fill and cut limits 

b. Distance between retaining walls 

c. Retaining wall height(s) 

 These criteria are consistent with Section 17-13-1007-B in the City of Chicago Zoning Ordinance. 

D. The decisionmaker for the application may approve such adjustments only if all of the following criteria in 
addition to the specific criteria in the chapter where the standard is listed are met: 

1. the requested adjustment is consistent with relevant purpose statements in this Title and criteria in this 
section; 

https://codelibrary.amlegal.com/codes/chicago/latest/chicagozoning_il/0-0-0-51818#JD_17-13-1007-B
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2. the requested adjustment eliminates an unnecessary inconvenience to the applicant and will have no 
appreciable adverse impact on the health, safety, or general welfare of surrounding property owners or 
the general public;  

3. any adverse impacts resulting from the adjustment will be mitigated to the maximum extent feasible. 

E. The decisionmaker must document the reason for approval of any such adjustment as part of the permit 
approval. 

Chapter муΦнлп !ǇǇƭƛŎŀǘƛƻƴ wŜǾƛŜǿ 

18.204.020 How will my application be reviewed? 

 This section is mostly new material. 

A. All project permit applications are categorized into one of five review levels as shown in IMC 18.204.030, 
other than Site Development Permits, which are categorized by IMC 18.208.030. 

B. The Director has the authority to determine the proper review level for a project permit application. If there 
is a question as to the required review level, the Director must resolve it in favor of the higher review level. 

C. An application for a project permit is subject to each of the review process steps for the applicable review 
level as shown in IMC 18.24.040. 

18.204.030 Review levels 

 This table is a revision of existing IMC Table 18.04.100-1 Levels of Review, and the thresholds found in IMC 
sections 18.04.320, .360, .400, .450, and .490. See notes in the next section for further explanation of 
revisions. 

Table 18.204.030-1 

Level 1 Level 2 Level 3 Level 4 Level 5 

Administrative 
w/o Comment 

SEPA Exempt 

Administrative  
w/ Comment 

Hearing  
Examiner 

w/Comment 

w/Hearing 

Development 
Commission 
w/ Comment 

w/Hearing 

City Council 
w/Comment 

w/Hearing 

Decision Maker 

Director 

Decision Maker 

Director 

Decision Maker 

Hearing Examiner 

Decision Maker 

Development 
Commission 

Decision Maker 

City Council 

Appeal Body 

Hearing Examiner 

Appeal Body 

Hearing Examiner 
Judicial Appeal 

Appeal Body 

Hearing Examiner 
Judicial Appeal 

¶ Building permit 
(including mechanical, 
plumbing, grading)  

¶ Change of Land Use 

¶ Accessory Dwelling 
Unit 

¶ Site Development 
Permit Level 2 

¶ Binding Site Plan 

 

¶ Administrative 
Adjustment of 
Standards (AAS-add 

¶ Variance 

¶ Preliminary Plat 
(including Unit Lot 
>9lots) 

¶ Amendments to 
Preliminary Plats 

¶ Site Development 
Permit Level 4 

¶ Major Amendments to 
approved Site 
Development Permits 
or Master Site Plans 

¶ Major Utility facilities 

¶ Major Amendments to 
Development 
Agreements 

¶ Development 
Agreements 

¶ Rezones 
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¶ Land Use Application 
or permit expiration 

¶ Final Plat 

¶ Impact fee 
determinations 

¶ Permit extension 

¶ Minor permit revision 

¶ Site Work Permit 
Minor clearing, 
grading,  

¶ Tree removal 

¶ Lot line Adjustments 

¶ Title 18 Code 
Interpretations 

¶ Signs 

¶ Business Licenses 
(including home 
occupation with no 
one site customers) 

¶   

¶  

¶ Minor Utility facilities 

¶ Shoreline Exemption 

¶ Site Development 
Permit Level 1 

¶ Zoning Verification 
Letter 

¶ Any other permit not 
specifically called out 

specific section from 
each chapter) 

¶ Home-based business 
(18.400 Zones) 

¶ Minor Amendments to 
SDPs, Master Site Plan  

¶ SEPA threshold 
determination 

¶ Shoreline Substantial 
Development Permit 

¶ Shoreline Revision 

¶ Short Subdivisions 
(Short Plats< 9 lots or 
less, Unit Lot <9 lot or 
less)) 

¶ Early approval of SDP 
technical reviews 

¶ Administrative Minor 
Modification (as 
allowed under 
Development 
Agreements) 

¶ Technical Document 
Review 

¶ Reasonable Use 
Exception 

¶ Secure Community 
Transition Facility 

 

¶ Urban village zoning 
cap changes except 
those related to 
subdivisions or lot line 
adjustments (IMC 
18.72.100 and 
18.73.080) 

¶ TDR Map Amendment 

 



General Provisions, Procedures, and Permits—Draft 8/25/2022 - Issaquah Title 18 Code Update Project 
2022-08-25 Issaquah Part II Provisions_Procedures_Permits 
 page 77 of 110 

18.204.040 Review process 

 This matrix is evolved from the IMC Levels of Review Matrix Table 18.04.100-1.  

 Level 0 and Level 1 in the existing code, both of which were administrative approvals without public 
comment, have been collapsed into a new Level 1 in this draft. All uses require some level of land use review 
(even if it’s just checking to ensure the use is allowed in the zone) and application of SEPA review (if not 
SEPA-exempt). Having both Levels 0 and 1 in the existing code therefore conveyed a distinction without a 
real difference. 

 In the existing code, Level 3 was for Development Commission review and Level 4 was for Hearing Examiner 
review. Because multiple levels of review are consolidated at the highest applicable level, the hierarchy is 
reversed in this new table to ensure the Development Commission sees permits with the most intense level 
of review. 

 In the existing code, Level 6 reviews were for annexations or legislative actions by the City Council. We have 
changed Level 6 to Level 5 in this table, and modified the City Council items making efforts to not have City 
Council decide on quasi-judicial items. Legislative actions are addressed in the new Rezones, Comprehensive 
Plan update and Land Use Code update chapters. 

Table 18.204.040-1 

 Level 1 Level 2 Level 3 Level 4 Level 5 

 Administrative 
w/o Comment 

Administrative  
w/ Comment 

Hearing  
Examiner 

Development 
Commission 

City  
Council 

Pre-application  
staff meeting 

IMC 18.202.120 

Optional, unless 
explicitly 
required by this 
Code 

Recommended Required Required Required 

Pre-application  
community meeting 

IMC 18.202.130 

Optional Optional Optional, except 
preliminary plats 
are required 

  

Notice of Application 

IMC 18.204.220 

No Yes Yes Yes Yes 

Comment Period 

IMC 18.204.240 

None 14 days; 30 days 
for shoreline 
permits 

14 days 14 days; 30 days 
for shoreline 
permits 

14 days 

Recommendation By None None Director Director Development 
Commission 

Pre-Decision Open-
Record Public Hearing 

IMC 18.204.260 

No No Yes, in front of 
Hearing Examiner 

Yes, in front of 
Development 
Commission 

Yes, in front of 
Development 
Commission 

Closed-Record 
Decision Hearing 

No No No No Yes 

Decisionmaker 

IMC 18.204.320 

Director Director Hearing Examiner Development 
Commission 

City Council 

Notice of Decision 

IMC 18.204.340 

No Yes Yes Yes Yes 
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Appellate Body 

IMC 18.204.400 

Hearing 
Examiner 

Hearing Examiner No local appeal Hearing Examiner No local appeal 

Appeal Hearing Type 

IMC 18.204.260 

Open-record Open-record N/A Closed-record N/A 

 

18.204.060 Optional consolidated review 

 Note that the option for consolidated review is required by RCW 36.70B.060 and RCW 36.70B.120. 

A. If a project permit requires more than one application, the applicant may choose to consolidate those 
applications into a single review process. 

B. If the applicant chooses to consolidate, the consolidated single review must be processed at the highest-
numbered review level required for any component of the consolidated application. 

C. If the applicant chooses not to consolidate, an application with a higher-numbered review level must be 
processed prior to a lower-numbered review level. 

18.204.080 Integrated environmental review 

 Consistent with RCW 36.70B.060, WAC 197-11-055 generally requires the City to perform environmental 
review on a private project at the conceptual stage rather than the final detailed design stage. 

An application for a project permit that is subject to State Environmental Policy Act (SEPA) review must be 
reviewed per IMC Chapter 18.800 Environmental Policy (SEPA) concurrently with review of the project permit 
application, except where exempted by that Chapter. 

 This is a new section to allow subject matter experts to review and approve technical reports.  

18.240.090 Technical Document Review 

A. Purpose 

B. The purpose of this review is to provide predictability in the review process and allow the final decision 
makers to focus on site and building design of projects. This review allows  approval of associated technical 
information by the Director after public comment associated with the Notice of Application has concluded 
and peer review of technical studies by subject matter experts is complete.. Applicability 

1. For projects requiring a Level 3, Level 4, or Level 5 review, a technical document review approval shall 
occur. 

2. Technical Documents to be reviewed include, but are not limited to: 

a. Geotechnical Report 

b. Coal Mine Hazard Report 

c. Critical Areas Report 

d. Landslide Hazard Report 

e. Traffic Report 

f. Stormwater Report  
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C. Process 

1. The technical document review will be processed as a Level 2 review.  

2. All submitted technical documents shall be processed through a consolidated review under one 
Technical Document Review application.  

3. The technical document review shall be submitted concurrently with the associated land use application 

4. Reviews will be conducted by subject matter experts and City staff.  

5. The technical document review must be completed, and documents approved prior to the project 
moving forward to hearing.  

6. The Notice of Decision of such documents will be included in the staff report to the decision maker. 

D. Approval Criteria 

1. Approval of the technical documents will be based on compliance with the applicable Issaquah 
Municipal Code sections, including but not limited to: 

a. IMC 18.802 - Critical Area Standards 

b. IMC Title 10 - Vehicles and Traffic 

c. Title 12 - Streets, Sidewalks, and Public Places 

d. Title 13 - Public Services 

18.204.100 Application completeness 

 This section incorporates IMC 18.04.150, IMC 18.01.050.C.1.a, and new material based on RCW 36.70B.070. 

A. Applicability. This section applies to all applications for any project permit. 

B. Criteria. An application is complete for purposes of this Section when it: 

1. fully complies with IMC 18.202.140 Form and Contents of Applications; 

2. meets any other procedural submission requirements of the City; 

3. includes full payment of applicable fees; 

4. is sufficient for continued processing even though additional information may be required, or project 
modifications may be undertaken subsequently.  

C. Determination of completeness.  

 Added other means of notifying the applicant their application has been deemed complete. 

1. Within 28 days after receiving an application, the Department will mail, email, or provide in person a 
written determination to the applicant, stating either: 

a. That the application is complete; or 

b. That the application is incomplete and what is necessary to make the application complete. To the 
extent known by the Department, the Department must identify other agencies of local, state, or 
federal governments that may have jurisdiction over some aspect of the application. The 
Department must re-evaluate the application for completeness and notify the applicant of its 
determination within 14 days after the applicant submits the requested information. 
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2. If the Department does not provide a determination within the time periods identified above, the 
application is deemed complete. 

3. The determination of completeness does not preclude the City from requesting additional information 
or studies either at the time of the notice of completeness or subsequently if new information is 
required or substantial changes in the proposed action occur. 

D. A determination of completeness is not required if the Director issues the permit prior to the deadline in 
subsection C. 

18.204.120 Application vesting  

 See separate memo on this topic with policy options being considered in the next draft. 

18.204.140 Application expiration 

 Based on RCW 36.70B and IMC 18.04.220.D.2. 

A. If the Director requests more information from the applicant about the application, the applicant has 180 
days to respond with the requested information. 

B. If the applicant does not respond within the required period, the Director may expire the application for 
failure to timely submit requested information by providing the applicant with written notice of expiration.   

C. If the Designated Official expires an application, the applicant must submit a new application, including any 
applicable fees, to restart the review process. 

18.204.160 Application revision 

 This is a new section that clearly details what changes can be made to an application after the city deems it 
complete.  

A. An applicant may make minor revisions to the application after the determination of completeness. 

B. A “minor revision” to an application includes changes to: 

1. Floor plan that do not substantially alter the site plan or building elevations. 

2. Parking and circulation configurations that do not change the basic parking areas or circulation concept, 
such as relocating parking areas from one area of the site to another or by adding or deleting circulation 
areas that could have potential impacts to adjacent or surrounding properties. 

3. Outside building configurations that do not create a greater bulk, scale, or change in natural vistas. 

4. Building placements that do not change the general location and layout of the site. 

5. Grading alterations that do not change the basic concept, significantly increase slopes, or building 
elevations, or change course of drainage which could adversely affect adjacent or surrounding 
properties. 

6. Landscape areas that do not alter the general concept or remove any agreed-upon protected trees. 

7. Architectural changes that do not change the basic form and theme. 

8. Exterior material or color changes that do not conflict with the original architectural form and theme, 
and which are consistent and compatible with the original materials and colors. 
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C. Any revision other than a minor revision requires a new application. 

18.204.180 Application withdrawal 

 This is a new section. 

A. An applicant may withdraw an application at any time prior to approval or denial provided that a written 
request stating the reason for the withdrawal is received by the Permit Center. 

B. Refunds of application fees are governed by IMC Chapter 3.65. 

18.204.200 Public notices. 

 This section is evolved from existing IMC 18.04.180 and includes an increased notification radius from 300 to 
500 ft and addresses both property owners and non-owner residents (e.g., renters). 

 Note this section does not address the costs of providing public notice; that is appropriately addressed in 
IMC Chapter 3.64 where the land use fee schedule is adopted. 

A. Purpose. The purpose of public notification is to provide an opportunity for public participation in the 
application review process. 

B. Applicability. This section applies to any public notice required by IMC 18.204.040 or elsewhere in this Code, 
including: 

1. notice of pre-application community meeting; 

2. notice of application; 

3. notice of public hearing; 

4. notice of decision; 

5. any revisions to or reissuances of any of these notices.  

C. Distribution. The Department must distribute the notice 10 days in advance by: 

1. Publication on the city's website. 

2. Publication in the city’s official newspaper. 

3. Electronic mail or first-class mail to: 

a. The applicant. 

b. Any appellant. 

c. Any party of record. 

d. Any person who, prior to rendering the decision, has requested a copy of the notice of decision. 

e. Any agencies with jurisdiction over the application or any agencies that commented on the 
application. 

f. Washington State Department of Transportation, if the project is located adjacent to the right-of-
way of a state highway. 

g. King County, if the project is located adjacent to a city boundary. 

4. For a notice of application, via first class mail to owners of property and residents of parcels within 500 
feet of the subject property. 
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 The next line is required by RCW 36.70B.130. 

5. For a notice of decision, to the county assessor. 

6. Posting on at least two notice boards on or near the subject property in a conspicuous location. 

D. Notice boards. The applicant shall be responsible for posting the property for site-specific proposals with 
notice boards, but the Director may establish standards for size, color, layout, design, wording, and 
placement of the notice boards. 

1. The sign shall be erected at the approximate midpoint of the site’s street frontage and within five feet of 
the front lot line, or as otherwise directed by the Department for maximum visibility. View of the sign 
shall not be obstructed from the perspective of the abutting public right-of-way. 

2. Notice boards shall be at least four feet by four feet in size and shall be designed, constructed, and 
installed in accordance with specifications established by the Department.  

3. The top of the notice board shall be between seven to nine feet above grade. 

4. SEPA information shall be added by the city to the posted sign within applicable deadlines. An affidavit 
of posting shall be submitted by the planning director. 

5. The sign shall not be removed until the appeal periods for all land use permits relating to the project 
proposal have ended. Removal of the sign prior to the prescribed time frame may be cause for 
additional notice or an extended appeal period. The sign shall be removed within seven days following 
the end of the appeal period. 

6. The applicant shall submit a signed affidavit that states the date and location of the posting, and a 
photograph of the posted sign that provides context of its location. This shall be provided to the city 
within 24 hours of posting. 

E. Errors. Errors in precise compliance with the rules contained in this section do not invalidate the process if 
the notice was reasonable and adequate. 

18.204.220 Notice of application. 

A. Applicability. This section applies when a notice of application is required by IMC 18.204.040. 

B. Contents. The notice of application must include all of the following: 

1. The application number. 

2. The name of the applicant. 

3. The date of application, the date of the notice of completion for the application, and the date of the 
notice of application. 

4. Identification of the location of the project, by address if available. 

5. A description of the proposed application, a list of the project permits included in the application and, if 
applicable, a list of any studies requested under RCW 36.70B.070. 

6. Identification of other permits not included in the application, to the extent known by the city. 

7. Identification of existing environmental documents that evaluate the proposed project and, if not 
otherwise stated on the document providing notice of application, the location where the application 
and any studies can be reviewed. 
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8. A description of the public comment period, which lasts the number of days specified for the application 
type in IMC 18.204.040; except all shoreline permits subject to the comment period as outlined in WAC 
173-27-110(2)(e), which allows for a 30-day comment period. 

9. A statement of the right of any person to comment on the application, receive notice of and participate 
in any hearings, request a copy of the decision once made, and any appeal rights. 

10. The date, time, place, and type of public hearing, if applicable, and scheduled at the date of notice of the 
application. 

11. A statement of the preliminary determination of consistency, if one has been made at the time of 
notice, and of those development regulations that will be used for project mitigation and consistency. 

12. If the city is using the optional DNS process (WAC 197-11-355), additional information will be added to 
the notice as required by WAC 197-11-355(2). 

13. Any other information determined necessary by the city, such as the city’s likely threshold 
determination, if complete at the time of issuance of the notice of application. 

C. Timing. The Department must distribute the notice of application: 

 The time periods in the following subsection are consistent with the requirements of RCW 36.70B.110. 

1. within 14 days of determination that an application is complete; 

2. at least 15 days prior to any open record hearing; and 

3. at least 14 days prior to the close of a written comment period. 

18.204.240 Public comment period. 

A. Within seven days after the end of the public comment period, the Department must transmit to the 
applicant a copy of public comments timely received in response to the notice of application, together with 
a statement that the applicant may submit a written response to these comments within seven days from 
the date the comments are transmitted. 

18.204.260 Public hearing. 

 Next paragraph is based on existing IMC 18.04.210.A 

A. Purpose. The purpose of a public hearing is to facilitate the review and discussion of the project permit 
application by the staff, commission, board, Hearing Examiner, or City Council and, in the case of open-
record hearings, solicit public comment relevant to the application. 

B. All hearings conducted as part of project permit application review must be conducted consistently with this 
Section. Per RCW 36.70B.050, no more than one open-record hearing and one closed-record appeal is 
provided for in these procedures. 

Table 18.204.260-1 Types of Hearings 

 Predecision Appeals 

Open-record Closed record Open-record Closed-record 

Participation Any interested party Applicant and any 
party of record 

Applicant, any appellant, 
and any party of record 

Applicant, any 
appellant 
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Facts allowed 
outside the record 

Yes No Yes No 

Standard of review N/A De novo Clearly erroneous Clearly erroneous 

Burden of proof Applicant Applicant Appellant Appellant 

 

 Next line based on existing IMC 18.04.250.E 

C. At a closed-record hearing, the parties may present oral argument based on the record created during the 
prior open-record hearing. City staff may provide facts related to the case; other parties may not introduce 
new facts outside the existing record.  

D. Swearing-in required. Before testifying, any witness, including city staff, must be required to declare that he 
or she will testify truthfully, by oath or affirmation. 

E. Continuances. If for any reason, a meeting or hearing on a pending action cannot be completed on the date 
set in the public notice, the meeting or hearing may be continued to a specified date and no further notice 
under this Section is required. 

18.204.280 Notice of public hearing. 

A. Applicability. This section applies when a public hearing is required by IMC 18.204.040. 

B. Contents. The notice of public hearing must contain all of the elements required for a notice of application. 

C. If notice of a public hearing was not provided in the notice of application for a project permit application, 
the notice must be provided separately. 

 The time periods in the following subsection are consistent with the requirements of RCW 36.70B.110. 

D. Timing. The Department must distribute the notice of public hearing, and any SEPA threshold determination, 
at least fifteen days prior to the open record predecision hearing. 

18.204.300 Department review and staff report. 

 Based on existing IMC 18.04.200. 

A. Purpose. The purpose of preparing a staff report and making recommendations to the decision-maker is to 
facilitate the review and decision-making process by providing the information and analysis in a concise and 
clear format. 

B. Contents.  

1. The staff report should provide the factual and logical information from which the Department 
recommendation is derived.  

2. The staff report should address all technical and design issues of the project. 

3. The staff report must include the comments and recommendations of the City staff, relevant boards and 
commissions, and public comments.  

4. The staff report must also state all the decisions or recommendations made as of the date of the report 
on all project permits included in the consolidated review process.  
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5. The staff report must state any mitigation required or proposed under the development regulations or 
SEPA authority under RCW 43.21C.060. If a threshold determination, other than a determination of 
significance, has not been issued previously by the City, the must include or append this determination. 

6. The staff report must include a recommendation (or a decision if the Department is the decision-maker 
per IMC 18.204.040) based on the information provided by the applicant and the technical and design 
analysis of the development proposal provided by the pertinent City departments, and state and federal 
agencies, where applicable.  

C. Timing.  

1. The Department must issue its recommendation prior to the close of any public hearing. 

 The next line is based on, and required by RCW 36.70B.110(6)(a). 

2. Except for a SEPA threshold determination, the Department may not issue its recommendation or 
decision on a project permit application until the expiration of the public comment period on the notice 
of application. 

18.204.320 Decision 

 This section is based on IMC 18.04.220. Note that the criteria for approval is consistency with the 
development regulations, not the Comprehensive Plan policies, per RCW 36.70B.030(1). 

A. The decision-maker must issue a decision on the permit application using applicable approval criteria after 
the application has been reviewed through the review process. 

 The following subsection is intended to eliminate the need for non-technical decision-makers to review 
technical studies. 

B. The decision-maker must: 

1. give substantial weight to the technical reviews performed by the City's technical staff and the City's 
third-party reviewers on technical matters including but not limited to traffic studies, parking studies 
and determinations, and critical area analyses; or 

2. if the applicant has received early approval of those reviews, the decision-maker must consider the early 
approval of the applicable reviews final unless the proposal or conditions have substantially changed 
since the approval, or the approval has expired. 

C. The decision on the application must be one of the following: 

1. Approval. A decision of approval may be granted only if the application is consistent with all applicable 
development regulations. 

2. Approval with conditions. A decision of approval with conditions may be granted only if the application 
can be made consistent with all applicable development regulations through the imposition of specific 
conditions. 

3. Denial. A decision to deny the application must be issued if the development proposal does not comply 
with all applicable development regulations and the imposition of reasonable conditions cannot make 
the project comply with those regulations. 
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 The next subsection is based on IMC 18.04.220.C and RCW 36.70B.080, excluding Table 18.04.220.C(1). 

D. Timing. A decision on an application must be made within 120 days of the date the application was deemed 
complete. In determining the number of days that have elapsed after the City has notified the applicant that 
the application is complete, the following periods are excluded: 

1. Any period during which the applicant has been requested by the City to correct plans, perform required 
studies, or provide additional required information.  

a. The period must be calculated from the date the City notifies the applicant of the need for 
additional information until the earlier of: 

(1) The date the City determines whether the additional information satisfies the request for 
information; or 

(2) 14 days after the date the information has been provided to the City; 

b. If the City determines that the information submitted by the applicant under subsection (D)(1) of 
this section is insufficient, it must notify the applicant of the deficiencies and the time calculation 
under subsection (D)(1) of this section applies as if a new request for studies had been made; 

2. Any period during which an environmental impact statement is being prepared following a 
determination of significance pursuant to Chapter 43.21C RCW (SEPA), if the City by ordinance or 
resolution has established time periods for completion of environmental impact statements, or if the 
City and the applicant agree, in writing, to a time period for completion of an environmental impact 
statement; 

3. Any period for administrative appeals of Project Permits, if an open record appeal hearing or a closed 
record appeal, or both, are allowed; and 

4. Any extension of time mutually agreed upon by the applicant and the City. 

E. If the Department is unable to issue its final decision within the time limits provided for in this section, the 
Department must provide written notice of this fact to the applicant including a statement of reasons why 
the time limits have not been met and an estimated date for issuance of the Notice of Decision. 

18.204.340 Notice of decision. 

 This section is consistent with the requirements of RCW 36.70B.130. 

A. Applicability. This section applies when a notice of decision is required by IMC 18.204.040. 

B. Contents. The notice of decision must include all of the following: 

1. The application number. 

2. The name of the applicant. 

3. The name of the project. 

4. The street address or parcel number of the project site. 

5. A description of the application. 

6. The date of decision on the application. 

7. The date the notice of decision was issued. 

8. A summary of the decision on the application. 
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9. Any threshold determination made pursuant to Chapter 43.21C RCW. 

 The next line is required by RCW 36.70B.130. 

10. A notice that affected property owners may request a change in valuation from the county assessor for 
property tax purposes notwithstanding any program of revaluation. 

11. The procedure for appeal and the deadline for filing an appeal. 

C. Timing. The Department must issue a Notice of Decision within seven days of the date of decision. 

 The following subsection is based on existing IMC 18.04.260. 

D. Permit issuance prior to expiration of the appeal period.  The City may issue a permit to begin demolition, 
grading, construction, or other direct modification of the physical environment prior to the expiration of the 
appeal period only when all of the following criteria are met: 

1. The project for which the action is being taken did not require a Shoreline Permit; 

2. Demolition does not include a building on the Historic Register or of City Landmark Status; 

3. The applicant agrees to the following in writing: 

a. The actions done before the expiration of the appeal period are at the applicant’s own risk; 

b. If an appeal should occur, the City must immediately issue a “Stop Work”; the issued permit must be 
suspended until the decision on the appeal; the site must be stabilized as determined by the 
Responsible Official; and 

c. The applicant may be required to restore the site to pre-construction status at the applicant’s own 
cost. 

18.204.400 Appeals 

A. Applicability. This section applies to local appeals of decisions on project permit applications when allowed 
by IMC 18.204.040. 

B. Time to file. An appeal is timely only if it is: 

1. Filed with the City Clerk within 14 calendar days after the written notice of decision is mailed or the 
building permit is issued; and 

2. Accompanied by the required appeal fee. 

C. Method of service. An appeal must be delivered to the City Clerk by mail or personal delivery before five 
p.m. on the last business day of the appeal period. Appeals received by mail after five p.m. on the last day of 
the appeal period will not be accepted, regardless of when such appeals were mailed or postmarked. 

D. Contents. An appeal must be submitted on forms provided by the Department and contain the following: 

1. Appellant’s name, address, and phone number. 

2. A description of the appellant’s standing to appeal. 

3. Identification of the application or decision that is the subject of the appeal. 

4. Appellant’s statement of grounds for appeal and the facts upon which the appeal is based, with specific 
references to the facts in the record. 

5. The specific relief sought. 
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6. A statement that the appellant has read the appeal and believes the contents to be true, followed by the 
appellant’s signature or the signature of the appellant’s agent, provided such agent’s authorization is in 
writing and accompanies the appeal. 

E. Automatic stay. Except for administrative appeals of SEPA threshold determinations, the timely filing of an 
appeal will stay the decision until such time as the appeal is concluded or withdrawn. 

F. Procedures. The appellate body may promulgate procedures for conduct of appeal hearings. 

1. The appeal procedures may provide for a decision on the appeal after a hearing where the parties 
present argument, or new evidence when allowed by this chapter; or after the parties submit written 
arguments. 

2. The decision by the City’s SEPA Responsible Official must be given substantial weight in any SEPA appeal 
proceeding. 

G. Decision on Appeal.  

1. The appellate body must issue a written decision on the appeal supported by written findings and 
conclusions. 

2. The appeal record must include the written decision; an audio, video, or written transcript of the appeal 
hearing; and all exhibits entered into the record. 

3. The Department must prepare and distribute a revised notice of decision incorporating the decision on 
the appeal. 

H. Timing. The appellate body should issue its decision within 30 days of the date of the close of the appeal 
hearing. 

18.204.420 Remand 

 New section based on Anacortes Municipal Code 19.20.190 

A. If the appellate body determines that the public hearing record is insufficient or otherwise flawed, the 
appellate body may remand the matter back to the original decision-maker to correct the deficiencies. 

1. The appellate body must specify the items or issues to be considered and the time frame for the 
additional work. 

2. The original public hearing may be re-opened if necessary for the limited purpose of addressing specific 
questions articulated by the appellate body. 

3. Only the parties of record to the open-record hearing, or in the case of an appeal, the parties to the 
appeal, may participate in the remand. 

B. The original decision-maker must affirm, modify, or reverse its original action based on the revised public 
record. 

18.204.440 Reconsideration 

 This is a section based on Anacortes Municipal Code19.20.200 

A. A party to the underlying decision may seek reconsideration of a decision by filing a written request alleging 
specific errors on a form provided by the Department within ten days of the date of decision. 
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B. The decision-maker must consider the request without public comment or argument by the party filing the 
request. Reconsideration may be granted only when a material legal error has occurred or a material factual 
issue has been overlooked that would change the previous decision. 

1. If the request is denied, the previous action will remain final. 

2. If the request is granted, the decision-maker may revise and reissue its decision or may call for argument 
in accordance with the procedures for closed-record appeals. If the decision is revised and the decision 
requires a notice of decision, the Department must prepare and distribute a revised notice of decision. 

18.204.460 Exhaustion of administrative remedies. 

 New section based on Anacortes Municipal Code19.20.210 

A. No further administrative appeal is available when the appeal allowed in IMC 18.204.040, if any, has been 
heard and a decision on the appeal (other than a remand) has been issued. 

B. A request for reconsideration is not required to exhaust administrative remedies. 

Chapter муΦнлс tŜǊƳƛǘǎτDŜƴŜǊŀƭƭȅ  

18.206.020 Applicability 

This section applies to all project permits, including Site Development Permits, variances, and rezones. 

18.206.040 Assurance devices 

 Based on existing IMC 18.04.230. 

A. The Director may require the posting of a performance bond, maintenance bond, or other surety to ensure 
that the approval conditions are met to the satisfaction of the City. 

B. The Director may, upon request, allow or require the applicant to provide other suitable security, including 
but not limited to cash deposits, letters of credit, bonds, and assignment of banking accounts.  

C. The Director is authorized to impose a reasonable administrative fee to cover City costs of administering a 
bond or other security requested by the applicant. This fee may not be imposed when the City requires the 
provision of a particular form of bond or suitable security. Administrative fees may be proportional to the 
total amount of the bond or other suitable security. 

 New material below. 

D. The default amount for bonds are shown below. The Director may require a higher or lower amount based 
on the circumstances of the application. 

1. Performance bonds. Value is 150% of cost of all improvements. Bond must be provided before final plat 
or occupancy, whichever is first. Bond must remain in place until improvements are accepted by the 
City.  

2. Maintenance bonds. Values and durations are shown in the table below. Bond must be provided upon 
acceptance of improvements. 
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Table 18.206.040-1  

Type/Agreement 
Utilities/Frontage/ 
Donated Fixed Assets Landscape Critical Areas 

Issaquah Highlands 30% for one year 50% of cost of plants for 2 years 50% for 5 years 

WSDOT TDR 30% for one year 50% of cost of plants for 2 years 50% for 5 years 

Swedish 30% for one year 50% of cost of plants and irrigation for 2 years 50% for 5 years 

TOD/Zhome 30% for one year 50% of cost of plants for 2 years 50% for 5 years 

Rowley 30% for one year 50% of cost of plants and irrigation for 2 years 50% for 5 years 

IMC 30% for one year 50% of cost of plants, irrigation, labor, and materials 
for 3 years 

50% for 5 years 

Lakeside 30% for one year 50% of cost of plants and irrigation for 3 years 50% for 5 years 

Central Issaquah 30% for one year 50% of cost of plants and irrigation for 3 years 50% for 5 years 

Costco 50% for one year 50% of cost of plants and irrigation for 3 years 50% for 5 years 

Talus 50% for one year 50% of cost of plants for 3 years 50% for 5 years 

 

18.206.060 Permit revision 

 This section contains new material. 

A. A major revision to an approved permit requires a new application. A minor revision to an approved permit 
may be approved by the Director. The Director may condition approval to ensure compliance with this 
Section. 

B. Types of revisions. 

1. A major revision is any revision other than a minor revision, or a revision that does not qualify as a minor 
revision when considered cumulatively with other minor revisions since initial issuance of the permit. 

2. A minor revision is a revision that does not: 

a. Increase the area of the use by more than 10%; 

b. Increase the intensity of the use in a way that significantly affects the surrounding area in terms of 
traffic, noise, hours of operation, parking, or other impacts; 

c. Increase the number of lots, dwelling units, or density; 

d. Decrease the quality or amount of open space; 

e. Result in any significant environmental impact not adequately reviewed or mitigated by previous 
documents; 

f. Expand onto property not included in the original proposal. 

C. A permit revision may not extend the time for expiration. 
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18.206.080 Permit term, extension, and expiration 

 This is a new table that identifies what permits may receive permit extensions. 

Table 18.206.050-1 

Type of Permit or Approval Initial Term Number of Allowed 
Extensions 

Length of Allowed 
Extension 

Boundary line adjustment 1 year to record 0 n/a 

Preliminary plat See RCW 58.17.140 3 one year term. I year 

Sign permit 1 year 1 6 months 

Early approval of SDP technical 
review 

1 year 1 1 year 

Site development permit 3 years 1 1 year 

Variance 5 years to establish the use 1 1 year 

 This section consolidates various code provisions, including existing IMC 18.04.220.D and CIDDS 3.11.A. 

A. Initial term. 

1. A permit's initial term lasts until the expiration shown in Table 18.206.080-1.  

2. A permit's initial term is measured from the date of project or permit approval specified in the Notice of 
Decision, except that if the decision is appealed, the effective date will be the date of decision on 
appeal. The initial term for a permit commences on the effective date of the permit as defined in WAC 
173-27-090. 

B. Extension. The Director may extend a permit the number of times shown in Table 18.206.080-1 for the 
length of extension indicated only if all of the following criteria are met: 

a. A written request is submitted and accepted by the Director; 

b. The permit has not yet expired; 

c. Any applicable fee has been paid; 

 The following criteria are based on existing IMC 18.04.220.D. 

d. The permitted use remains a permitted use in the zone;  

e. The permit remains in compliance with tree protection, impervious surface ratio, and critical area 
standards;  

f. The permit remains substantially in compliance with the land use standards in place at the time the 
extension is requested, including but not limited to parking, setbacks, signs, landscape, and building 
height; or as an alternative, the Director may condition the permit extension in accordance with the 
appropriate land use review process in order to comply with the foregoing criteria. 

C. Expiration. 

1. A permit issued under this title will expire if, on the date the permit expires, the permitholder has not 
performed the work indicated in Table 18.204.380 or fulfilled the requirements of the applicable permit. 
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2. Exception. The initial permit term does not include the time during which a permit was not actually 
pursued by construction because of pending litigation related to the permit or because the applicant 
was diligently pursuing permits from other agencies necessary for construction. 

Chapter муΦнлу {ƛǘŜ 5ŜǾŜƭƻǇƳŜƴǘ tŜǊƳƛǘǎ 

18.208.010 Purpose 

The purpose of a Site Development Permit is to ensure that a proposed land use is: 

A. consistent with the requirements of IMC Title 18; 

B. served by adequate access to the property at a suitable location and configuration; 

C. served by adequate transportation facilities and utilities; and 

D. reviewed by the Department and the community at the level appropriate for the intensity of the proposed 
land use. 

18.208.020 Applicability 

A. Site Development Permits and amendments to Site Development Permits are processed as a Level 1, Level 2, 
or Level 4 Review. Site Development Permits and the associated review level are required for applications as 
follows: 

1. Level 1 

a. A new development or redevelopment that is less than 4,000 gross square feet 

2. Level 2 

a. New development or redevelopment that is 4,000 gross square feet or greater, but less than 45,000 
gross square feet 

b. Mineral extraction activities in the Intensive Commercial zone (“IC”) not in existence prior to August 
2, 1999. Level 2 Review is not required for any permissible mineral extraction activities in existence prior 
to August 2, 1999. 

3. Level 4 

a. New development or redevelopment that is greater than or equal to 45,000 gross square feet  

4. Amendments to Site Development Permits 

a. Minor Amendment to approved Site Development Permit shall constitute as the following: 

(1) a change in the amount of open space that does not decrease the amount of designated open 
space by more than 10%; 

(2) a change to impervious surface quantities no more than 10%;  

(3) Minor changes to the project uses, densities, buffers, or setbacks;  

(4) Minor changes to the height, size, or location of buildings or other improvements; or 

 Similar minor changes as determined by the Planning Director/Manager. 

b. Major amendments to an approved Site Development Permit shall constitute as the following: 

(1) Decreasing more than 15% of the parking area; 

(2) Substantially modifying facades; 
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(3) Constructing a substantial building addition; 

(4) Substantially modifying the site layout; 

(5) Changes that are inconsistent with the approved development, applicable design guidelines or 
subarea plans. 

B. Exceptions. A Site Development Permit is not required for the following types of applications: 

1. interior remodeling; 

2. minor exterior construction; 

3. change of use. 

18.208.030 Review levels 

 The symbols (< means less than; ≤ means less than or equal to; > means greater than; ≥ means greater than 
or equal to) are defined in the Definitions & Interpretations chapter. 

 Note that level 3 reviews were changed to level 4 reviews to match updated level of review table after 
reversing HE and DC levels of review. 

 Changes to review thresholds include consolidating the CIDDS and IMC review levels into one type of 
threshold that provides for consistency throughout the city. Site acreage as a threshold has been removed 
for simplicity with a singular threshold focused on the gross floor area. Review levels are consistent 
throughout the City, not categorized by neighborhood.  

 Option A includes removing the High Visibility Street frontage threshold, so only projects with over 45,000 
GSF, regardless of location, go to the Development Commission for review. Option B keeps the High Visibility 
Street frontage threshold which would bump any projects with above 4,000 GSF up to a Level 4, 
Development Commission Review, if along one of the listed streets (as is current practice per CIDDS Table 
4.3A, footnote #2).  

A. Based on proposed gross floor area, an application for a Site Development Permit is subject to the review 
levels identified in the tables below. 

Table 18.208.030-1 Review Thresholds Generally (Option A) 

Gross Floor Area (square feet)  Review 
Level 

Less than 4,000 1 

Greater than or equal to 
4,000,but less than 45,000 

2 

Greater than or equal to 45,000 4 

 
Table 18.208.030-1 Review Thresholds Generally (Option B) 

High Visibility Frontage 

(IMC 18.208.030.B) 

Gross Floor Area  

(square feet) 

 Review Level 

No Less than 4,000 1 

Greater than or equal to 4,000, 
but less than 45,000 

2 
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Greater than or equal to 45,000 4 

Yes Less than 4,000 1 

Greater than or equal to 4,000  4 

 

 

 This sub-section is based on: 

o IMC 18.04.320, .360, .400, .450, .490 for the thresholds for various existing levels of review and 
their applicability to Site Development Permits; 

o IMC 18.19B.270.D, which describes thresholds triggering a Site Development Permit in Issaquah 
Highlands; and 

o IMC 18.19C.270.D, which describes thresholds triggering a Site Development Permit in Talus. 

 This is a new section that will detail what process public projects will undergo. See memo for some policy 
options. 

18.208.035 Review of Public Capital Improvement Projects 

A. Applicability: This section applies to City's Capital Improvement Projects specifically, city parks and city 
streets and other infrastructure.  

18.208.040 Approval Criteria. 

 This section is new and clearly identifies what code section will be used for approval. 

A. The decision-maker may approve a Site Development Permit when: 

1. the proposal is consistent with the goals and policies of the City of Issaquah Comprehensive Plan 

2. the proposed use is consistent with IMC 18.400 and 18.402.  

3. the proposed  building and site design is consistent with the applicable requirements of the Issaquah 
Municipal Code, including, but not limited to, IMC 18.404, 18.500, 18.604, 18.606, 18.608 and 18.614; 

4. the proposed screening, vegetation, open space, and amenities are consistent with IMC 18.610, 18.612, 
and 18.812 

5. the proposal is consistent with critical area standards as applicable per IMC 18.802 

6. if the proposal is located in Olde Town, Central Issaquah, Talus or Issaquah Highlands neighborhoods, 
the proposal is consistent with IMC 18.700 

7. if the proposal includes affordable housing, it is consistent with IMC 18.514 

8.  

9. the use is such that pedestrian and vehicular traffic associated with the use will not be hazardous or 
conflict with existing and anticipated traffic in the neighborhood; 
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10. there are adequate public facilities or services to support the proposal as determined through 
consistency with IMC 18.212 regarding traffic concurrency and ability to obtain water and sewer 
availability certificates. 

B. In approving the Site Development Permit, the decision-maker may impose conditions on the proposed use 
to ensure it conforms to, or to improve its conformance with, the approval criteria in subsection A. 

C. Consistent with IMC 18.204.030-040, the applicant may request early approval of site development permit 
technical reviews including traffic studies, parking studies and determinations, and critical areas analysis. 

 

Chapter муΦнмл ±ŀǊƛŀƴŎŜǎ 

18.210.010 Purpose. 

 This section is based on existing IMC 18.04.490.B.1. 

A variance may be provided to property owners who, due to the strict implementation of standards set forth in 
this chapter, and/or to unusual circumstances regarding the subject property, are deprived of privileges 
commonly enjoyed by other properties in the same vicinity and zone and under the same land use regulations.  

18.210.020 Generally. 

 New material. 

A. A variance provides for a legal process to authorize a deviation from applicable development regulations 
that is necessary to avoid a regulatory taking. 

B. Variances are intended to be unusual and infrequent but available to all similarly situated applicants. 

18.210.040 Approval Criteria. 

 This section is based on existing IMC 18.04.490. 

A. A variance must comply with all of the following criteria: 

1. conform to the purpose and intent of this Chapter; 

2. be in harmony with the purpose and intent of the relevant City ordinances and the Comprehensive Plan; 

3. not constitute a grant of special privilege which would be inconsistent with the permitted uses, or other 
properties in the vicinity and zone in which the subject property is located; 

4. be necessary because of special circumstances relating to the size, shape, topography, location or 
surroundings of the subject property, and such variance will provide use rights and privileges permitted 
to other properties in the vicinity, located in the same zone as the subject property, and developed 
under the same land use standards as the subject property requesting the variance; 

5. demonstrate that the granting of the variance will not be materially detrimental to the public welfare or 
injurious to the property or improvements in the vicinity and zone in which the subject property is 
situated; 
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6. demonstrate that alternative development concepts in compliance with the existing Code have been 
evaluated and undue hardship would result if such strict adherence to Code provisions is required; 

7. demonstrate that the variance granted is the minimum amount necessary to comply with the approval 
criteria listed above and the minimum necessary to accommodate the permitted uses proposed by the 
application (the scale of the use must be reduced as necessary to meet this requirement); and 

8. demonstrate that the basis for the variance request is not the result of deliberate actions of the 
applicant or property owner. 

 The next line was previously part of the purpose statement in existing IMC 18.04.490.B.1. 

B. The fact that surrounding properties have been developed under regulations in force prior to the adoption 
of this Code may not be the sole basis for the granting of a variance. 

Chapter муΦнмн /ƻƴŎǳǊǊŜƴŎȅ 

 This chapter is based on existing IMC 18.15 Transportation Concurrency Management. 

18.212.010 Purpose 

A. The intent of this chapter is to establish Transportation Concurrency Management that achieves the 
following: 

1. Comply with the State Growth Management Act (GMA) by “prohibiting development approval if the 
development causes the level-of-service on a transportation facility to decline below the standards 
adopted in the Transportation Element of the Comprehensive Plan, unless transportation improvements 
or strategies to accommodate the impacts of development are made concurrent with the 
development;" 

2. Implement the transportation goals and policies adopted in the City’s Comprehensive Plan; and 

3. Support alternative modes of transportation including sidewalks and trails, bicycle lanes and transit;  

4. Balance the City’s transportation concurrency goals with Policy HS 3.1 – Support quality education by 
exempting public schools from the requirements of this chapter; and 

5. Implement simplified concurrency review that mitigates system-wide project impacts on a system-wide 
basis, while local project impacts such as to local operations and safety continue to be mitigated through 
SEPA review. 

18.212.020 Transportation Concurrency Certificate Required 

A. Except as provided in section 18.212.030 Exemptions, a transportation concurrency certificate is required 
for any new development, change in use, expansion or other modification or development that requires a 
development permit. 

18.212.030 Exemptions 

A. Any claim or request for an exemption under this section must be made no later than the time of application 
for a building permit. If a building permit is not required for the development, then the claim must be made 
when the first development permit is applied for. Any claim not made when required by this section must be 
deemed waived. 
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B. A change of use to an existing building is not a measurable impact to public facilities and is therefore not 
subject to impact fees. The expansion of a building is subject to this chapter. 

C. The following are exempt from the requirements of this chapter: 

1. Low income housing; provided, that the applicant must record a City-drafted covenant that prohibits 
using the property for any purpose other than for low income housing. At a minimum, the covenant 
must address price restrictions and household income limits for the low income housing, and that if the 
property is converted to a use other than for low income housing, the property owner must pay the 
applicable impact fees in effect at the time of conversion. Covenants must be recorded with the 
applicable County Auditor or recording officer. The covenant must run with the land and apply to 
subsequent owners and assigns of housing units that receive a low income housing exemption from 
impact fees. 

2. Buildings or structures constructed by a regional transit authority, pursuant to RCW 82.02.090(1). 

3. An applicant proposing the development of a City project must not be assessed a traffic impact fee. 

4. The reconstruction of a building destroyed by fire, explosion or other accident when the number of trips 
from the site after reconstruction is equal to or less than the number of trips from the site before the 
accident. 

18.212.040 Administration 

A. Management. The Community Planning and Development and Public Works Departments will coordinate in 
the administration of the concurrency management system. All final decisions regarding the administration 
of this chapter must be the responsibility of the Director. 

B. The City must determine the available capacity for concurrency as of the effective date of the ordinance 
codified in this division and record it in the trip bank. Up to 300 trips may occur outside the Central Issaquah 
Plan boundary as defined by Exhibit 1, Central Issaquah Plan adopted December 17, 2012, Ordinance No. 
2663. With each subsequent concurrency application, the City must update the trip bank by recording the 
available capacity, reservations of capacity, and the balance of the available capacity that has been adjusted 
to reflect reserved vehicle internal trip ends. 

C. The City must update the available capacity in the trip bank within 12 months of the events listed below: 

1. Update or amendment of the City’s Comprehensive Plan Transportation Element as it relates to 
concurrency management. 

2. More than 50% of the available capacity in the most recent calculation of available capacity of the trip 
bank has been reserved as a result of concurrency certificates issued by the City. 

D. If the events listed in subsection C of this section do not occur within three years of the most recent 
calculation of the available capacity, the City will update the available capacity recorded in the trip bank. 

E. Each update of available capacity in the trip bank must carry forward the reservations of capacity for any 
development permit that has not been completed prior to the update of available capacity. 

F. In order to monitor the cumulative effect of exemptions from the concurrency test on the available capacity, 
the City must adjust the available capacity in the trip bank to record the number of trips generated by 
exempt development permits in the same manner as though a concurrency certificate had been issued for 
the exempt development permits. 

18.212.050 Level of Service 

A. The intersection level of service (LOS) standard in Issaquah must be LOS D, as defined by the latest edition of 
the Highway Capacity Manual. 
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B. For transportation concurrency purposes, six concurrency intersections may operate at LOS E or F at any 
point in time; as long as the weighted average (by traffic volume) Citywide LOS standard for all concurrency 
intersections is maintained at LOS D. All other concurrency intersections must operate at LOS D or better. 
The following six intersections may operate at LOS E or F: 

1. NW Sammamish Road/12th Avenue NW/17th Avenue NW/SE 56th Street; 

2. SR 900/I-90 eastbound ramps; 

3. Sunset Way/Front Street; 

4. SE Issaquah Fall City Road/Issaquah Pine Lake Road SE/Highlands Drive NE; 

5. SR 900/NW Talus Drive; and 

6. SE Issaquah Fall City Road/SE Black Nugget Road. 

C. The Director or designee must maintain a list of concurrency intersections, with the corresponding 
concurrency LOS assessment, and resultant weighted average Citywide LOS. Concurrency intersections are 
shown in the Rate Study for Traffic Impact Fees dated December 10, 2014, and Exhibit A to the ordinance 
codified in this division. 

18.212.060 Concurrency Review 

A. Timing and Application. A transportation concurrency application must be submitted prior to or concurrent 
with a development application. The concurrency application must accompany the first development permit 
application submitted if more than one development permit is required. No development must be required 
to obtain more than one concurrency certificate, unless the applicant or subsequent owners propose 
changes or modifications that require a new development permit application, a future phase of the project 
requires a concurrency application or the original concurrency certificate has expired. 

B. Review. Transportation concurrency applications, determined complete, must be reviewed on a first-come, 
first-served basis. 

C. Trips Evaluated. The transportation concurrency determination must be based on a review of the net new 
vehicle internal trip ends generated by the project. Applicants may be required to provide supplemental 
information regarding the trip generation by the prior use and/or for their specific development if the trip 
generation is not clearly addressed in the ITE Trip Generation Manual. 

18.212.070 Passing Concurrency 

A. The concurrency application is approved and passes if the number of vehicle internal trip ends from an 
applicant’s proposed development is equal to or less than available capacity in the trip bank that has been 
adjusted to subtract reserved vehicle internal trip ends. Additionally, the development type, size, and 
location must be consistent with the City’s land use forecasts used for concurrency modeling and 
determination of the trip bank capacity. If the concurrency test is passed, the City must record the 
concurrency test results in the trip bank in order to reduce the available capacity by the number of vehicle 
internal trip ends that will be generated by the applicant’s development. 

B. Reservation of Capacity. The City must reserve capacity to accommodate the vehicle internal trip ends from 
any project receiving a concurrency certificate. Reserved capacity must not be returned to the system unless 
and until a subsequent development application is denied, rejected, invalidated or abandoned, or the 
concurrency certificate is no longer valid or expires in accordance with section 18.212.090 Failing 
Concurrency. 
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18.212.080 Concurrency Certificate 

A. Concurrency Certificate Issuance. A concurrency certificate must be issued when the net new vehicle 
internal trip ends from a development do not result in more vehicle internal trip ends than are in the trip 
bank. 

B. Validity. A concurrency certificate is valid only for the specified uses, densities, intensity and parcel for which 
it was issued and must not be transferred to a different project or parcel. A concurrency certificate must 
remain valid: 

1. For one year from the date of issuance; three years from issuance for a project that includes transferred 
development rights;  

2. During the time the development permit application is under review by the City;  

3. For the same period of time as the development permit approval. If the development permit does not 
have an expiration date or an approved phasing schedule that allows a longer build-out, the concurrency 
certificate must be valid for one year from the date of development permit approval; and 

4. For a period specified in a negotiated and approved developer’s agreement. 

C. Expiration. A concurrency certificate expires when: 

1. A complete development permit application for the project has not been submitted to the Permit 
Center within one year from the issuance of the concurrency certificate; three years from issuance for a 
project that includes transferred development rights. 

2. The related development permit application is denied or revoked by the City. 

3. The related development permit expires prior to issuance of a building permit. 

D. Extension. A transportation concurrency certificate may not be extended. A new concurrency certificate is 
required if the previous certificate has expired. 

E. Subdivision. Trips authorized by the concurrency certificate for a subdivision must be divided equally among 
the lots. The Director may modify such assignment upon petition of the owner. Any change of use of one or 
more of the subdivided parcels must require a new concurrency determination for the parcel changing use. 

18.212.090 Failing Concurrency 

A. Determination. A concurrency certificate must not be issued when the concurrency review determines that 
an application’s vehicle internal trip ends exceed the vehicle internal trip ends in the trip bank; or if the 
proposed land use type, location, or size is not consistent with the City’s land use forecasts used for 
concurrency modeling and determination of the trip bank capacity. The applicant must be notified in writing 
that the project has failed concurrency. 

B. Reservation of Capacity. The City must reserve capacity to accommodate the trips from any project failing 
concurrency for 60 days in order to allow the applicant time to evaluate the options for achieving 
concurrency outlined in subsection D of this section. The 60 day period must begin with the date of notice 
that the project failed concurrency. The Director may extend the reservation of capacity for a length of time 
as determined by the Director when: 

1. The applicant has, within the 60 day reservation of capacity, submitted changes in the project and/or 
proposed traffic mitigation and paid the application fee for a model run if required to propose adding 
more vehicle internal trip ends to the trip bank;  

2. The applicant and City have signed a consultant contract to prepare an EIS for the project;  

3. The development application is for a Master Site Plan; or 
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4. There exist good faith negotiations between the City and applicant toward a development agreement. 

C. Expiration. The reservation of capacity must expire at the end of 60 days unless a concurrency certificate has 
been issued or the reservation has been extended as provided for in subsection B of this section. 

D. Options for Development Failing Concurrency. The applicant for a development failing concurrency may: 

1. Abandon the proposed development; 

2. Agree in writing within 60 days of the notification of concurrency failure to: 

a. Build or provide a mitigation strategy, and provide a financial commitment, for the transportation 
facility improvements necessary to achieve concurrency; 

b. Phase the development to reduce the number of project vehicle internal trip ends to a level that will 
achieve concurrency; or 

c. Modify the concurrency and development permit applications by reducing the size of the 
development and/or implementing transportation demand management strategies to reduce the 
number of project trips to a level that will achieve concurrency. 

3. Appeal the concurrency determination to the Hearing Examiner in accordance with the Appeals section 
of this chapter. 

4. Proceed with permitting the project as proposed even though the development application must be 
denied if the project failed to receive a concurrency certificate. 

E. Transportation Facility Improvement Mitigation Criteria. The mitigation options established in subsection 
D.2 of this section that include a Transportation Facility Improvement must be consistent with the following 
criteria: 

1. Administrative Approval: The Director may approve transportation facility improvements that add 
additional vehicle internal trip ends to the trip bank to achieve concurrency when all of the following 
criteria are met: 

a. The improvement is consistent with the City’s Comprehensive Plan and is added to the City’s 
adopted Transportation Improvement Program; 

b. The timing of the improvement is completed within six years; 

c. If the trip bank update is not planned, then the applicant must pay all costs associated with updating 
the trip bank, including but not limited to consultant costs to run the concurrency model to measure 
whether the proposed improvements meet the Citywide Level of Service standards, to recalculate 
vehicle internal trip ends in the trip bank, and complete any other tasks. 

2. City Council Approval. The City Council may approve a Transportation Facility Improvement not included 
in the Transportation Improvement Program (TIP) as transportation concurrency mitigation by 
amending the TIP to include the proposed improvement. 

3. Funding Commitment and Conditions. The permit for any development requiring one or more 
Transportation Facility Improvements in order to achieve concurrency must include conditions requiring 
a financial commitment by the applicant, binding on subsequent owners, for the completion of the 
improvement. The cost of the transportation improvement required for concurrency shall be credited 
towards the developer’s transportation impact fee obligation in accordance with IMC 3.71.050.E. 

4. Latecomer Agreements: The City may authorize latecomer agreements, or other reimbursement from 
owners of property benefited by the concurrency improvements, as allowed by State law. 

F. Transportation Demand Management (TDM) or Phasing Mitigation Criteria. A TDM strategy or phasing plan 
may be approved to achieve transportation concurrency when the TDM strategy or phasing plan includes: 
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1. An implementation plan and schedule; 

2. Methods to monitor and enforce TDM/phasing performance; 

3. A fallback plan to achieve concurrency if the TDM goals are not achieved within two years of issuance of 
the certificate of occupancy. The TDM strategy or phasing plan must be a condition of development 
approval and must apply to all future property owners. The Director must determine, consistent with 
accepted engineering practice, the appropriate trip reduction resulting from the proposed TDM 
strategy. 

 

18.212.100 Relationship to the State Environmental Policy Act 

A. This chapter establishes the minimum transportation concurrency requirements applicable to all 
development and is not intended to limit the City’s authority under the State Environment Policy Act (SEPA) 
or to evaluate all transportation impacts resulting from new development, particularly safety and 
operational impacts. SEPA mitigation regarding intersection operation and/or safety may be included as 
conditions of the concurrency certificate at the discretion of the Director. 

18.212.110 Fees 

A. The City must charge a processing fee to any individual or entity that applies for a transportation 
concurrency certificate, except governmental entities. The fee must be nonrefundable and non-assignable 
to or development. Such fees must be determined by resolution of the City Council. An additional fee must 
be required if, in the sole judgment of the Director, use of the City’s transportation computer forecasting 
model is necessary for making a concurrency determination. All concurrency processing fees must be paid in 
full upon application for a concurrency determination. 

18.212.120 Appeals 

A. Refer to Administrative Appeals IMC 18.XX.XXX 

Chapter муΦнмп bƻƴŎƻƴŦƻǊƳƛƴƎ ¦ǎŜǎ ŀƴŘ {ǘǊǳŎǘǳǊŜǎ 

 This chapter is based on existing IMC 18.08 Nonconforming Situations. 

18.214.010 Purpose. 

 This section is based on existing IMC 18.08.010. 

The purpose of this chapter is: 

A. to allow pre-existing, legal, nonconforming lots, uses, site elements, and structures to continue, but not to 
encourage their perpetuation; 

B. to bring uses and structures into conformity with this Title over time; 

C. to specify those circumstances, conditions, and procedures under which such legal non-conforming lots, 
uses, site elements, and structures may be permitted to continue, expand, or be modified. 
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18.214.020 Applicability 

 Based on definition of "nonconforming, legal" in existing IMC 18.02. 

A. This chapter applies to a "legal nonconforming" lot, use, site element, or structure as defined in IMC 18.102 
Definitions. 

B. This chapter does not apply to a lot, use, site element, or structure that was not legally established. 

18.214.030 Demonstration of legal establishment 

 This section is based on existing IMC 18.08.030. 

The burden of establishing that a lot, use, or structure is legally nonconforming is on the owner of such lot, use, 
or structure and does not rest upon the City. If the owner cannot establish that the lot, use, or structure is legal 
nonconforming, the City may require compliance with this Title. 

18.214.040 Continuation allowed 

 This section is based on existing IMC 18.08.050.A. 

A. A legal nonconforming lot, structure, or use may continue, including routine maintenance and repair, unless 
otherwise regulated by this Code. An existing legal nonconforming situation may be included in and/or 
changed as part of any development, subject to review and approval under this Code. 

B. A legal nonconforming structure may be maintained, but may not be expanded, re-erected, relocated, or 
replaced unless brought into compliance with this Title. 

18.214.050 Discontinued uses and demolished or vacant structures 

 This section is based on existing IMC 18.08.050.D. 

A. If a legal nonconforming use is discontinued or a site or structure becomes vacant for a year, or the 
structure is demolished, any new structure or use must be brought into conformance with all applicable 
code requirements, unless otherwise stated in this Title. 

 This section is based on existing IMC 18.08.050.F. 

B. The Director may extend the time frame for reestablishment of a discontinued use beyond the year time 
limit if the owner can document that the reestablishment has not commenced due to pending insurance or 
court settlement directly related to damage or destruction. The extension may not exceed one year. 

18.214.060 Reconstruction when involuntarily damaged or destroyed. 

 This section is based on existing IMC 18.08.050.B. 

A. If a legal nonconforming use or structure is partially or fully damaged or destroyed due to accident, act of 
nature, or similar involuntary occurrence, the use or structure may be repaired or reconstructed as 
described in this section. To qualify for repair or reconstruction under this section, the required permit 
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applications for repair or reconstruction must be submitted and deemed complete within one year of the 
occurrence of damage or destruction. 

B. Single-Family Residential Uses. 

1. A legal nonconforming single-family dwelling or duplex may be reconstructed regardless of value. 

2. The degree of nonconformity may not be increased. 

C. All Other Uses with Less than the most recent valuation. 

1. When reconstruction costs are the most recent valuation prior to the destruction or damage of an 
involuntary occurrence, the legal nonconforming use or structure may be reconstructed. 

2. The degree of nonconformity may not be increased.  

3. Any nonconforming use must be replaced either with the specific use damaged or destroyed or a 
permitted use. 

D. All Other Uses with most recent valuation or more. 

1. When reconstruction costs are greater than the most recent valuation prior to the destruction or 
damage, a new application conforming to current regulations is required. The legal nonconforming use 
or structure to be reconstructed must conform to current regulations to the fullest extent practical and 
feasible.  

2. Any nonconforming use must be replaced with the specific use damaged or destroyed or a permitted 
use. 

18.214.070 Change of a structure (including remodel or alteration) 

 This section is based on existing IMC 18.08.050.C. 

A. A legal nonconforming structure may be changed (including remodel or alteration of a structure or site) as 
described in this section. 

B. Review process. 

1. If the remodel or alteration costs are less than 75% of the latest King County assessed improvement 
value, the change may be permitted through a Level 1 review process. 

2. If the remodel or alteration costs are greater than or equal to 75% of the latest King County assessed 
improvement value, the change may be permitted through a Level 2 review process. 

3. The Director must prepare written findings and conclusions comparing the proposal to the approval 
criteria in this section and stating the specific reasons for the decision to approve, approve with 
conditions, or deny the application. 

 The following subsections are based on existing IMC 18.08.060. 

C. Approval criteria. 

1. The change must decrease the degree of nonconformity by conforming to the fullest extent practical 
and feasible with the applicable provisions of this Title for the structure and site elements subject to 
change; 

2. The structure to be changed must comply with current regulations governing parking, signs, and 
landscaping, including any provisions for changes to a legal nonconforming use or structure; 
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3. Applicant’s Hardship vs. Public Benefit: The significance of the applicant’s hardship must be more 
compelling than, and reasonably overbalances, the public benefit resulting from denial of the relief 
requested;  

4. Character and Future of Neighborhood: The proposed change must be compatible with the character of 
the neighborhood, and, in the case of an expansion or change, must not significantly jeopardize future 
development of the area in compliance with the provisions and intent of the zoning district;  

5. Compliance with Building Code: the proposed new construction must comply with applicable building 
codes;  

6. Compliance with Review Criteria: The proposal must comply with the technical and design review 
criteria of the review process;  

7. Critical Areas: Changes to existing legal nonconforming situations involving wetland and/or stream 
buffers must comply with Nonconforming Situations, IMC 18.08.050(I);  

8. Historic Significance: The locally historic significance of the situation (including structure or use) must be 
more compelling than, and reasonably overbalances, the public benefit resulting from the denial of the 
relief requested;  

9. Property Value: The value of nearby properties must not be significantly decreased by approving the 
requested situation change;  

10. Public Health, Safety and Welfare: The situation change requested must not be contrary to the public 
health, safety, or welfare. 

18.214.080 Change of use 

 This section is based on existing IMC 18.08.050.E. 

A legal nonconforming use may only be changed to a use permitted in the applicable zoning district. Such a 
change requires a new application conforming to current regulations. 

18.214.090 Legal nonconforming lots of record 

 This section based on existing IMC 18.08.040. 

A. Generally. Development may be permitted on a legal nonconforming lot in any zone if all relevant local and 
state rules and regulations are met (including but not limited to setbacks, impervious surface ratio, required 
critical area buffers, landscape requirements, and parking) even if the lot fails to meet the zone's 
requirements for lot size or width or both. 

B. Residential lots. In any residential zone, a single-family dwelling may be permitted on a lot which cannot 
meet the lot size requirements of the zone, or one single-family dwelling on each of two such lots when they 
have a common side lot line when all of the following requirements are met: 

1. All other setback and coverage requirements apply;  

2. The owner of the subject lot does not own any property adjoining either lot except the subject lot; 

3. The separate ownership of such lot was of public record or under a bona fide contract of purchase prior 
to the effective date of Ordinance 2018 (1996). 

https://www.codepublishing.com/WA/Issaquah/#!/Issaquah18/Issaquah1808.html#18.08.050
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18.214.100 Expansion of legal nonconforming single-family structure 

 This section is new material based on staff feedback. 

A. A legal non-conforming single-family structure (detached, including its ADU, or attached) may be modified 
or expanded so long as the nonconforming portion or aspect is not increased.  

B. No other legal nonconforming structure or use may be expanded. 

18.214.110 Sale of a legal nonconforming property 

 This section is based on existing IMC 18.08.070. 

A legal nonconforming property may be sold or transferred without affecting the right to continue the legal 
nonconforming structure or use.  

18.214.120 Extension, expansion, or joint use of utility facilities 

 This section is based on existing IMC 18.08.080. 

A. A public utility service facility, such as a pumping station, water tower or substation, that is nonconforming 
as to use or development standards in its zone, may be extended or expanded, including to allow joint use 
of that facility by another public utility service facility, if all of the following conditions are met: 

1. The extension, expansion or joint use will not result in adverse consequences to existing facilities, 
adjoining properties or persons;  

2. The extension, expansion or joint use is reasonably necessary to provide improved utility services in the 
area;  

3.  All proposed and existing facilities on the site use an appropriate screened buffer, which includes 
landscaping, to protect adjacent properties. 

B. Such an extension or expansion requires a Level 2 review process. 

18.214.130 Expansion and reconstruction within the CF-R and CF-F zones 

 This section is based on existing IMC 18.08.080. 

A. This section is intended to allow the continued use and possible expansion of nonconforming situations of 
public facilities such as, but not limited to, the senior center on Memorial Field, the Kiwanis Lodge in Gibson 
Park, the cemetery site near Hillside Park, or the Transit Center at SR900. 

B. A nonconforming use, site element, or structure within the Community Facilities Recreation (CF-R) or 
Community Facilities – Facilities (CF-F) zones may be rebuilt or expanded if: 

1. it is determined that the nonconforming situation serves the greater community benefit by remaining as 
a nonconforming use upon that site; 

2. any expansion complies with the design and development standards for community facilities; 

3. the proposal complies with the approval criteria in IMC 18.214.070.C. 

C. A reconstruction requires a Level 1 review process. An expansion requires a Level 4 review process.  
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18.214.140 Issaquah Highlands and Talus Projects Exempt from Legal Nonconformity 

Certain legal nonconformities in the Issaquah Highlands and Talus subareas created by the adoption of IMC 
18.404 Form & Intensity must not create legal nonconformities subject to regulation by this Chapter IMC 
18.214.  This exemption from legal nonconforming status applies to all short plats, preliminary plats, and final 
plats approved prior to of the adoption of this Chapter (“Exempt Projects”).  The Exempt Project must be 
allowed to develop and redevelop as conforming under the form and intensity standards in place prior to 
adoption of this Chapter.  

Based on their unique regulatory structure, development capacities in these subareas are established in the 
following tables. 

A. Issaquah Highlands Zoning and Zoning Cap Chart  

Number  Parcel Number Land Use  Zoning Cap  Current Project name / 
Notes 

 45  3630400040 UV-SF-1  10 units Issaquah Highlands South 
Expansion 

     

58 3630360095 UV-MUR 107 units/5,532 GSF 
Ret/3,168 GSF Com 

Discovery Heights 
Apartments [Block 24, lot 1] 

6 3630360050 UV-COM 90,000 GSF Issaquah Highlands East 42 
Block 20 

 2724069208 UV- COM/RET 1,626,337 

GSF Com 225,250 

GSF Ret 3 units 

Note 1: Residential may be 
developed if it meets the 
minimum density of 5 
dwelling units per acre. 

Note 2: 325,000 GSF of 
commercial are Mitchell Hill 
TDRs. 

8 8663480070 CF-FPO 4,000 GSF Com Town Center 

B.  

C. Talus Zoning and Zoning Cap Chart  

Number  Parcel Number Land Use  Zoning Cap  Current Project name / 
Notes 

 1  2924069052  UV-SF 24 units Talus Expansion Area – 
Emerick 

SEPA review and current 
impact fees are required to 
develop this property. 

3 8562730090 UV-SF 90 units Talus Div. A. 

The property must be 
subdivided such that there is 
no more than one unit per 
resulting lot. 

2 8562810710 UV-SF 

UV-SF 

UV-MF 

53 units 

10 units 

10 units 

Talus Parcels 7 and 8: City - 
Park or zero energy. 

Zoning cap assigned: 63 
single family lots and one 
multi-family parcel 
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designated for 10 units as 
approved and recorded. 

11 

12 

8562780840; 

8562780830 

UV-VC 6,000 GSF VC Talus Parcel 13 / Village 
Center 

 

Chapter муΦнмс wŜȊƻƴŜǎ 

18.216.020 Generally. 

 This section is based on existing IMC 18.04.632 except that this section does not allow for concurrent 
Comprehensive Plan amendment requests. RCW 36.70B does not apply to rezones that are not authorized 
by the Comprehensive Plan. Sequencing these processes, rather than allowing for concurrent review, is 
conceptually simpler and provides maximum flexibility to the City Council. 

A. This Chapter establishes the procedure and criteria that the City will use in making a decision upon an 
application for a rezone of property from one zoning classification to another zoning classification or for any 
change in the conditions imposed or in the terms of a concomitant agreement executed as part of a rezone. 

a. If the Comprehensive Plan amendment authorizing the rezone is approved, the applicant must 
submit a new application for the rezone. 

B. Eligibility. The following are considered eligible to apply for a rezone: 

1. Privately Initiated. Any person or group may request a rezone. Only a property owner or authorized 
agent of a property owner may request a site-specific rezone; 

2. City-Initiated. The City Council, and any City Commission or Board, department or staff member, may 
initiate a rezone. Such rezones are not subject to the formal application process or fees set forth in this 
section; 

C. An approved rezone proposal must be adopted by ordinance by the City Council. 

18.216.030 Application procedures 

 This section is new material. Fees will be specifically identified in the consolidated draft code. 

A. Application. Applicants must propose a rezone by submitting a request on the form provided by the City. 
The City must establish specific application procedures and make those available to the public. No rezone 
proposal will be processed until the form is complete and contains all the required information, including 
supporting documentation, and the fees are paid.  

B. Fees. Applications submitted by private individuals or groups are subject to application and processing fees 
as set forth in IMC. 18.XXX.  

18.216.040 Types of Rezones 

A. Quasi-Judicial Rezones.  A quasi-judicial rezone includes is a privately initiated proposal to change a 
property's zoning designation within a land use category that is established by the existing comprehensive 
plan land use map, and therefore, does not require a comprehensive plan amendment.  

1. A quasi-judicial rezone may include one or more parcels as part of the request. 

https://bellevue.municipal.codes/LUC/20.50.014__57d056ed0984166336b7879c2af3657f
https://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=160
https://www.codepublishing.com/WA/Kirkland/cgi/defs.pl?def=160
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2. A quasi-judicial rezone request falls within a land use category currently established by the existing 
comprehensive plan land use map or is moving concurrently with a comprehensive plan amendment to 
the land use map. 

B. Legislative Rezones. A legislative rezone is that requires a comprehensive plan land use map amendment 
prior to or concurrent with a quasi-judicial rezone.  A legislative rezone may: 

1. Be initiated privately or by a public entity such as the city, county, or state. 

2. Be site specific or area-wide. 

3. Only be processed as part of the comprehensive plan process. 

18.216.050 Processes for Types of Rezones 

A. Quasi-judicial Rezones. 

1. A quasi-judicial rezone, if not being processed concurrent with a necessary comprehensive plan land use 
map amendment, may be heard by the City Council at any point during a calendar year. 

2. A quasi-judicial rezone may only be heard once at a public hearing. 

B. Legislative Rezones. 

1. Legislative rezones occur once a year as part of the comprehensive plan amendment process. 

2. A decision regarding the land use map amendment initiated by the rezone request must be decided for 
site-specific requests prior to a decision on the change in zoning designation. 

3. Area-wide zone classification changes may occur concurrently with a comprehensive plan land use map 
amendment. 

18.216.060 Approval Criteria. 

A. The City may approve or approve with modifications an application for a rezone of property if:: 

1. The rezone is consistent with the Comprehensive Plan goals and policies; or is in the concurrent process 
of a Comprehensive Plan redesignation application;. 

 The following criteria are adapted from existing IMC 18.04.632.D. 

2. The rezone bears a substantial relation to the public health, safety, welfare or other community benefit;  

 The following growth controls language changed to be consistent with comp plan Land Use Goal P. 

3. If the requested rezone results in increased housing unit density, the additional density must only be 
allowed if: 

a. it is located in the Regional Growth Center;  

b. if the Growth Management Act housing growth targets have not been met, and  

c. unless the City Council approves a Development Agreement as part of the rezone proposal;  

4. The rezone will not be materially detrimental to uses or property in the immediate vicinity of the subject 
property; and 

5. Changed circumstances. The rezone is warranted because of significantly changed conditions on the site 
or in the surrounding area, including the need for additional property in the proposed zone, or because 
the proposed zone is appropriate for reasonable development of the subject property;  
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6. Zoning conformance. The subject property is suitable as is for development in general conformance with 
zoning standards under the proposed zone and would not require a variance request in order to develop 
the property with a change in zoning;  

7. Public facilities and services. Adequate public facilities and services are available, or can be made 
available, to serve the development allowed by the proposed zone;  

8. The rezone has merit and value for the community as a whole. 

B. Burden and nature of proof. The burden of proof for demonstrating that the application is consistent with 
the applicable standards is on the applicant. The project application must be supported by proof that it 
conforms to the applicable elements of the City’s development standards and the Comprehensive Plan, and 
that any significant adverse environmental impacts have been adequately addressed. 

 The following subsection is based on existing IMC 18.04.632.E. 

C. Approval. 

1. The effective date of approval of a rezone is the effective date of the City Council ordinance approving 
the rezone. 

2. Following approval of a rezone, the City zoning map must be updated to reflect the change in the zone. 

Chapter муΦнму !ǊŎƘƛǘŜŎǘǳǊŜ ŀƴŘ ¦Ǌōŀƴ 5ŜǎƛƎƴ aŀƴǳŀƭ   

 Development Standards pertaining to exemptions to the applicability of the Central Issaquah Architecture 
and Urban Design Manual. This will be moved to the Neighborhood Overlays chapter in the consolidated 
draft and cross-referenced with 18.702.020.  

 The following standard was adapted from CIDDS Section 1.1.C. The 75% is the non-conforming use threshold 
which was used as a guide for the interior work threshold, and the 50% for a combination of 
interior/exterior or just exterior work is the current redevelopment threshold in CIDDS. 

A. Applicability: Architectural and Urban Design Manual applies to the following unless it is exempt as 
identified in subsection B.: 

1. Change of tenants and tenant improvements which include interior work only, where construction costs  
equal or exceed seventy-five  percent (75%) of the latest King County assessed building improvement 
value of the site within a three-year period. 

2. Exterior work including addition, alteration, or repair with or without interior work, where the total 
construction costs equal or exceed 50% of the latest King County assessed building improvement value 
of the site within a three-year period. 

B. Exceptions: Architectural and Urban Design Manual does not apply to Issaquah's Treasures that are a 
structure and identified in the Appendix 3 of City's Comprehensive Plan, including the following located at 
specific sites in Central Issaquah at the adoption of this ordinance; provided any proposed changes are 
consistent with the existing architectural style and comply with all other adopted standards including site 
design criteria: 

a. Boehm's Candy Store 

b. Pickering Farm and Barn 

c. Gilman Village 
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